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APPENDIX ONE

An early draft of THE PROBLEM WITH CARS, PART III employed the application for a new COSTCO Big Box in Greater Warrenton-Fauquier as the focus of the Big Box discussion.  This version was rejected for publication by the Fauquier Time Democrat staff.  Instead they ran an editorial on the COSTCO wage policy.  See THE ESTATES MATRIX and End Note Twenty-Eight.  The following Op Ed was published as a “The Forum” submission in the Fauquier Times Democrat for 31 October 2007 on Page A 21. 

COSTCO: Negative Impacts
The 10 October Forum presented views of Peter B. Schwartz titled “Costco at Cross Creek wrong for Fauquier, New Baltimore and U.S. 29.”  The citizens of Fauquier County are fortunate to have a person of Mr. Schwartz’s experience who is willing to serve as a Supervisor and who is able to spell out his perspective in clear, unvarnished prose.  (Mr. Schwartz ran unopposed in the November 2007 election.)

While Mr. Schwartz makes a strong case for rejecting the current applications, there is more to be said about the negative impact of COSTCO.  

In spite of good reasons for rejection and a 5-0 Planning Commission recommendation for denial, smart money says that deferrals and posturing are just a smokescreen and the COSTCO applications will be approved by the Fauquier Board of Supervisors by a vote of 3 to 2.  (That is just what happened after the November election.)  

There is a good reason why a “yes” vote will be long remembered and long reviled by citizens concerned with the shape of Fauquier’s future.  COSTCO does not belong at Cross Creek, in Fauquier County or on U.S. Route 29 as, Mr. Schwartz has pointed out.  Beyond the reasons noted by Mr. Schwartz there are two very important ones:

From a Regional, Subregional and Community scale perspective, there is no “good” place for auto-dependent Big Box land uses in 21st Century Communities.  The reasons for this fact are complex and will be spelled out by us in a forthcoming Backgrounder “THE PROBLEM WITH CARS” to be published soon at www.baconsrebellion.com.

Even more important, in the short run is “the tax base scam.”  

According to data presented to the Board of Supervisors at a recent work session, the County is facing a decline in “business revenue” including sales tax receipts.  This decline is real and action is needed by the County to achieve a sustainable trajectory of revenue to balance growing demands for Agency services that have resulted from County settlement pattern decisions over the past 20 years.  

While the problem of tax revenue is real, intelligent action to achieve Balance between County revenue and the demand for services is not to blindly follow the conventional wisdom “solution” of scrambling for “commercial tax base” and “sales tax revenue” to the determent Fauquier County’s future.  

The tax base “solution” is what Fairfax County has pursued since the 70s and what Loudoun and Prince William Counties have attempted to pursue since the 80s.  In the current election cycle, 5 of 6 Elephant Clan candidates and all the Donkey Clan candidates for County Supervisor in Fairfax are now on record as opposing major elements of this strategy.  In Loudoun and Prince William Counties, voters and supervisors have been flipping and flopping over the conventional wisdom strategy for the last four election cycles.  

There are many (and will be more) negative long term impacts of this strategy for Fairfax County (240,000 acres and Radius = 6 Miles to 20 Miles) and for eastern Loudoun / Prince William Counties (350,000 acres and R = 20 to 35).  A simplistic “commercial tax base enhancement and sales tax windfall” strategy that has been pursued in those jurisdictions is a dead end.  

Without going into the long term problems, it is clear that the “expand the tax base and short term sales tax relief” will not work for Fauquier County (420,000 acres and R = 35 to 55) in the short, medium or longer terms.  

The fact that a different strategy is needed is a matter of location, physics and 21st Century economics.  These realities are not easy to grasp but Fauquier citizens are intelligent and will come to understand the difference between a Wal*Mart and a Home Depot in the South Neighborhood of Greater Warrenton and a COSTCO in Greater New Baltimore.

To achieve a sustainable trajectory, Fauquier County needs Countryside Conservation and Balance in all the urban enclaves, not band-aid “solutions.”  The net result of short sighted “tax base” and “sales tax” strategies will be the replacement of existing sources business revenue with new ones, but not a net gain.  

Over development of high end residential land uses result in a demand for Agency services that municipal governments cannot afford and for personal services that too few are willing to provide without importing unskilled (aka, cheap) labor.

Over development of commercial uses undermine current businesses and reduce the internal bounce of Fauquier citizen’s expenditures.  The solution is Balance.  New projects in the Town of Warrenton that do not contribute to Balance will also exacerbate this problem.  

There are only so many citizens to buy goods and services.  Mobility and Access dysfunctions along with declining house prices closer to the Core (where most jobs and attractive services are located) make commuting from Greater Warrenton-Fauquier less attractive.   

The answer to future functionality is Balance.  Cross Creek in its current form is not about Balance.  

If the proponents of Cross Creek are serious about positively contributing to the future of Fauquier County they must first put forth a concept that can evolve to support a Balanced (Alpha) Village in Greater New Baltimore.  Such a concept would include housing for a substantial percentage of the service sector workers at a price that is affordable.  (For starters, affordable to the average worker at Giant, Safeway or Harris Teeter)  

Cross Creek developers also need to effectively address Mobility and Access.  They could start by making a long term commitment to a shared-vehicle system so employees and shoppers can get to stores and services.   A functional proposal for Cross Creek would include a Village-serving food store that does not depend on Autonomobiles for every patron and every worker who does not live within walking distance.  

Anything less than a serious approach to creating a Balanced Alpha Village would be uncivilized – and unsustainable.  A decision to support COSTCO in its present form would be long remembered by citizens as a grave error in governance.  Postponing the vote until after the November election is a shoddy attempt to protect incumbents from the wrath of votes who understand the need for a real strategy to address for land use and for County revenue concerns. 

In private, the “yes” votes will say they know it is unpopular but they are doing it for the long term good of the County and its citizens.  They are right on the first assumption, very wrong on the second.

One of those who is projected to vote “yes” is not running for reelection.  See “Burned Out,” 10 July 2006 at www.baconsrebellion.com) 

The other two “yes” votes may be around for another four years.  Smart money says that a “yes” vote on COSTCO will be tied to these two Supervisors like an empty tomato can to a stray dog and will follow them for the rest of their time in Fauquier County.  

The Board of Supervisors would be wise to vote “no” or put off the vote until the new Board is seated in January.  Perhaps the new Board could find a way to work with Cross Creek and create a place that will serve Greater New Baltimore and Greater Warrenton-Fauquier in the future.   
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