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Property Summary

Site:

Juno Farm, LLC Property

Address:

8170 Patrickswell Lane, Marshall, Virginia 20115

Grantor:

Juno Farm, LLC

Grantee:

Land Trust of Virginia

Acreage:

297.2887 acres

County PINs:

6071-09-6237-000
6072-00-1765-000
6071-28-8393-000

Directions:

From the Land Trust of Virginia office in Atoka, go 4.0 miles
south on Rt. 713 (Atoka Road). Turn left on Patrickswell Lane,
which is the entrance to the property.
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Scenic and Natural Features

General Description:
The property is situated in Fauquier County, Virginia, 0.5 miles east-northeast of Rectortown,
Virginia. It consists of approximately 220 acres of open fields, and 77 acres of woods. The
western half of the property is visible from Atoka Road, which is a Virginia Byway. The road
frontage provides views of several open fields, numerous historic structures, and rolling
topography. The rest of the property consists of open fields, lines of trees, and patches of woods.
Forest Cover:
The property has approximately 77 acres of forest cover, located in three different areas. The
forest cover on the property (i) acts as a forested riparian buffer to help protect water quality for
on-site drainage features and wetlands, (ii) provides cover for wildlife, (iii) contributes to the
property’s scenic values and (iv) is a resource for forestry uses.
Water:
The property has four instances of National Wetlands Inventory (NWI) wetlands classified as
Freshwater Forested/Shrub Wetlands totaling 7.2 acres. There are also various drainages and
three ponds, one of which is associated with one of the NWI wetlands areas. The property is in
the Goose Creek, Potomac River and Chesapeake Bay watersheds.
Soils:
The Property contains approximately 285.5 acres of soils defined by the United States
Department of Agriculture – Natural Resources Conservation Service as being well-suited for
agricultural purposes. Currently the property’s open fields are being used for growing corn.
Protection of the open space and agricultural resources afforded by the conservation easement
over this property will maintain this land for its current use as well as many others.
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Man-made Features

Roads:
The property has 930 feet of road frontage on Route 713 (Atoka Road) and is highly visible to
passersby. Atoka Road is a Virginia Scenic Byway. The driveway running through the property is
known as Patrickswell Road and is 4,120 feet in length.
Structures:
There are twenty structures on the property, listed below, totaling 34,016 ft2 of aggregate
existing footprint. There are three residences, two garages, two sheds, and thirteen farm
buildings. Sixteen of the structures are listed as contributing to the Rural Historic District.
Those structures are known as “Secondary Resources” (SRs) and given numbers by the
Department of Historic Resources, as shown on the table below. See Appendix H for photos of
all the structures on the property.
Number and Name
of Structure
01.
02.
03.
04.
05.
06.
07.
08.
09.
10.
11.
12.
13.
14.
15.
16.
17.
18.
19.
20.

Well House # 1
Well House # 2
Well House # 3
Tenant Dwelling # 1
Crib Barn
Silo # 1
Stables Barn
Barn
Scales Building
Livestock Shelter
Hay Barn # 1
Shed # 1
Tenant Dwelling # 2
Garage # 1
Tenant Dwelling # 3
Shed # 2
Garage # 2
Silo # 2
Hay Barn # 2
Bank Barn

DHR Structure
Label

Square
Footage

N/A
N/A
SR # 16
SR # 05
SR # 15
SR # 24
SR # 19
SR # 10
SR # 23
SR # 18
N/A
SR # 21
SR # 12
N/A
SR # 06
SR # 01
SR # 02
SR # 13
SR # 03
SR # 17

36 ft2
49 ft2
49 ft2
1,031 ft2
720 ft2
282 ft2
774 ft2
6,105 ft2
304 ft2
192 ft2
15,248 ft2
241 ft2
1,514 ft2
931 ft2
1,251 ft2
90 ft2
360 ft2
282 ft2
3,054 ft2
1,503 ft2

Historic Features:
The property is entirely within the Cromwell’s Run Rural Historic District, which was listed on
the Virginia Landmarks Register as of June 19, 2008, Department of Historic Resources
Reference Number 030-5434, and listed on the National Register of Historic Places with the
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United States Department of the Interior, National Park Service as of September 19, 2008,
Reference Number 08001051. Protection of the historic landscape views within the Rural
Historic District, and specifically along Atoka Road, is a significant conservation value.
Surrounding Community:
The property is situated 0.5 miles east-northeast of Rectortown. It is surrounded by other
properties that are under permanent conservation easement and is adjacent to four properties
under conservation easement with the Virginia Outdoors Foundation. More than 80% of the
immediate surrounding landscape is in conservation easement (see Appendix F for map of
Surrounding Protected Land). A conservation easement over the Juno Farm, LLC Property
increases the proportion of locally conserved land for the additional benefit of the general public.

4

Conservation Values of the Property
The property has the following significant conservation values:
1)

Scenic Open Space
Scenic Open Space is one of the property’s most significant conservation values. The
property has approximately 930 feet of road frontage and scenic open space on the east
side of State Route 713 (Atoka Road), which is a Virginia Scenic Byway. These scenic
open space values are documented with the ground photography in Appendix H of this
Baseline Documentation Report, specifically with photographs 1 to 4.
The property’s visibility from a Virginia Scenic Byway (Rt. 713), and the protection of
the property’s open space values in relation to the Virginia Scenic Byway, qualifies as
an important conservation purpose for “Preservation of Scenic Open Space” in section
A(7)(a)(1) of the Conservation Value Review Criteria of the Virginia Land
Conservation Foundation (VLCF is a division of the Virginia Department of
Conservation and Recreation).
Preservation of the property’s open space is also a conservation purpose that satisfies the
conservation purpose test vis-à-vis compliance with Treasury Regulations, specifically
Subchapter A, Section 1.170A-14(d). Preservation of the property’s open space will
yield “significant and substantial public benefit” (Public Benefit) and is both (A) pursuant
to a clearly delineated Federal, state or local governmental conservation policy and (B)
for the scenic enjoyment of the general public.
Public Benefit
Preservation of the property’s open space values with this conservation easement
provides significant and substantial public benefit in the following ways: (i) the
public has substantial opportunity to view the property, given the visibility from Rt.
713 (Atoka Road), (ii) development of the property would degrade the scenic and
natural character of the area, which is predominately used for agricultural and/or
forestal purposes (iii) the open space use is consistent with public conservation
programs mentioned in part (A) below, (iv) the open space use is consistent with
private conservation programs, such as the numerous other land trust programs
operating in the Piedmont, several of which hold similar easements in the area and
(v) preservation of the property’s open space helps counteract the intense land
development pressure in the area, which is well known and cited in the qualified
conservation easement appraisal.
A) Pursuant to Governmental Conservation Policies
State Conservation Policies: Preservation of the property’s open space values is
consistent with and furthers clearly delineated policies of the Commonwealth of
Virginia, examples of which are listed below.
 Section 1 of Article XI of the Constitution of Virginia states that it is the
Commonwealth’s policy to protect its atmosphere, lands and waters from
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pollution, impairment, or destruction, for the benefit, enjoyment, and
general welfare of the people of the Commonwealth.”
 The Code of Virginia (Title 10.1 Conservation, §10.1-1800 et seq.)
declares it to be the public policy of the Commonwealth to “promote the
preservation of open-space lands and to encourage private gifts of money,
securities, land or other property to preserve the natural, scenic, historic,
scientific, open-space and recreational areas of the Commonwealth.”
 The Code of Virginia (Title 10.1 Conservation, §10.1-400 et seq.)
designates Goose Creek, a public water supply, as a scenic river under the
Scenic Rivers Act, which provides for the administration of the scenic river
“to preserve and protect its natural beauty and to assure its use and
enjoyment for its scenic, recreational, geologic, fish and wildlife, historic,
cultural or other assets and to encourage the continuance of existing
agricultural, horticultural, forestry and open space land and water uses.”
Local Conservation Policies: Preservation of the property’s open space values is
consistent with and furthers clearly delineated policies of Fauquier County, by
implementing the goals of the Fauquier County Comprehensive Plan and the
Fauquier County Zoning Ordinance, examples of which are listed below.
 Chapter 1 of the Comprehensive Plan (“Planning History and Goals”) lists
the County’s adopted goals, many of which are furthered by the easement
over the Juno Farm, LLC Property, such as goals 1 – 4 (on Page 2):
Goal 1 – To sustain and enhance the quality of life of the County’s
citizens.
Goal 2 – To recognize the County’s traditional agricultural and rural
character and the need for the preservation of its open space and
scenic beauty.
Goal 3 – To protect critical environmental resources and maintain
renewal of natural resources so that they are not degraded but remain
viable for future generations.
Goal 4 – To protect and promote the agricultural industry.
 Chapter 8 of the Comprehensive Plan (“Rural Land Use Plan”), on Page 2,
stating that a “major contribution to the preservation of open space has
been the voluntary participation of individual rural property owners ... in
the creation of open space easements”.
 Chapter 8 of the Comprehensive Plan (“Rural Land Use Plan”), on Page 3,
stating that “Preservation and enhancement of the rural areas and
preservation of the agricultural economy in Fauquier County have
consistently been major goals of the County.”
 Chapter 8 of the Comprehensive Plan (“Rural Land Use Plan”), on Page 6,
stating that the Plan encourages “the private assembly of prime agricultural
land through private land trusts.”
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 Chapter 8 of the Comprehensive Plan (“Rural Land Use Plan”) refers to
open space easements and the County’s preference for restricted use within
rural areas (on Page 9): “Already over thirty percent of the county’s rural
areas are subjected to restricted use due to their voluntary placement in
Agricultural and Forestal Districts or the property has been placed within
an open space easement. This is an excellent achievement.”
This sentiment is in line with the purpose and intent of the conservation
easement on the Juno Farm, LLC Property to preserve open space values
in a rural part of Fauquier County.
 Chapter 10 of the Comprehensive Plan (“Transportation”), on page 17,
addresses the importance of Virginia Scenic Byways. The Plan states that
“It is the policy of Fauquier County that these roads be protected and
preserved to the greatest extent possible.”
 Article 1, Part 2 (“Purpose and Intent”) of the Fauquier County Zoning
Ordinance states the general goals of the Comprehensive Plan that the
Zoning Ordinance is designed to accomplish. Following are the relevant
goals from this section of the Zoning Ordinance that are furthered by the
conservation easement over the Juno Farm, LLC Property:
Goal 7 – To protect against destruction of or encroachment upon
historic areas.
Goal 9 – To promote the conservation of natural resources.
Goal 10 – To encourage the preservation of stream valleys, steep
slopes, prime agricultural soil areas, lands of natural beauty, dense
forestation, scenic areas, water supplies and other similar areas to
ensure that development in such areas is well controlled.
Goal 14 – To protect the agricultural areas, recognizing their
importance to the economic base, their potential for land use conflicts,
and the existence of Agricultural and Forestal Districts created
pursuant to Chapter 36, Title 15.2 Code of Virginia; taking into
account requirements contained therein.
State and Local conservation policy: Preservation of open space values on the
property, which are visible from Rt. 713, which is a Virginia Scenic Byway, is
consistent with and enhances a jointly held state and local conservation goal and
policy.
The Scenic Byway program of the Virginia Department of Transportation
(VDOT) “recognizes road corridors possessing aesthetic or cultural value near
areas of historical, natural or recreational significance.” For these road
corridors to be designated as Scenic Byways, they must meet certain criteria.
For example a segment of road will meet the Virginia Scenic Byway criteria if
it (i) provides important scenic values and experiences, (ii) provides a
diversity of experiences, as in transition from one landscape scene to another,
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(iii) has aesthetic and cultural value that has been and is being reasonably
protected by local government land-use controls and zoning, (etc.).
While anyone can request that a road corridor be designated, local
governments such as Fauquier County must adopt a resolution of support and
hold a public hearing to consider designation. If the nomination for Virginia
Scenic Byway designation is in line with the goals and policies of the locality
and gains approval, VDOT and the Department of Conservation will then
conduct research and collect information on the road corridor and present the
case for designation to the Commonwealth Transportation Board (CTB). If
the road corridor meets the criteria listed above, and the request for
designation is approved by the CTB, the road corridor becomes an official
Virginia Scenic Byway.
The Virginia Scenic Byway designation process relies upon and highlights the
similarity of the goals and policies of both state and local governments to
preserve scenic open space values (along road corridors such as Rt. 713).
Preservation of the scenic open space values of the Juno Farm, LLC Property,
with its visibility from Rt. 713, furthers these state and local goals and policies
by protecting the integrity and character of the Scenic Byway.
B) Scenic Enjoyment of the General Public
(i) the property’s use is and will remain consistent with other land use in the
vicinity (see Conservation Values # 2 and # 3 below).
(ii) the open and mostly undeveloped nature of the property with its rolling
topography and pastoral farm fields, provides and will provide a visual scene
with contrast and variety.
(iii) these same open fields and rolling topography provide and will provide the
visual scene with a harmonious variety of shapes and textures.
2)

Adjacency to Existing Conserved Land
The property adjoins four (4) other properties under permanent conservation easement
with the Virginia Outdoors Foundation. The property is also in the vicinity of
numerous other properties that are protected by conservation easements. A
conservation easement over the Juno Farm, LLC Property increases the proportion of
locally conserved land for the additional benefit of the general public and furthers local,
state and federal goals for land conservation. The agricultural uses of the farm are also
consistent with the agricultural uses on many other properties in the vicinity.

3)

Agricultural Use
The farm is designated by Fauquier County as “Agricultural” for the purposes of use
value assessment and taxation. Since the farm is in County-defined agricultural use,
the protection of this use potential qualifies as an important conservation purpose for
“Agricultural Use” in section A(1)(a)(1) of the Conservation Value Review Criteria of
the VLCF. The farm’s soils are well-suited for a variety of agricultural uses since
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approximately 285.5 acres of the property soils are defined as Prime Farmland or
Farmland of Statewide Importance. Protection of agriculturally significant land (soils),
which is designated as such by Fauquier County, qualifies as an important conservation
purpose for “Agricultural Use” in section A(1)(a)(3) of the Conservation Value Review
Criteria of the VLCF. Protection of the property’s significant agricultural resources
(soils and open space) afforded by the conservation easement over this property will
maintain this land for its current, as well as numerous potential future agricultural uses.
4)

Forestal
The property has approximately 77 acres of forest cover, concentrated in three areas of
the property. Most of the forest cover is eastern hardwood forest. This forested land
provides significant conservation values, as it (i) acts as a forested riparian buffer to
help protect water quality for on-site drainage features and wetlands, (ii) provides cover
for wildlife, (iii) contributes to the property’s scenic values, and (iv) is a resource for
forestry uses.

5)

Water Resources
The property has four instances of National Wetlands Inventory (NWI) wetlands
classified as Freshwater Forested/Shrub Wetlands totaling 7.2 acres. There are also
various drainages and three ponds, one of which is associated with one of the NWI
wetlands areas. The property is in the Goose Creek, Potomac River and Chesapeake
Bay watersheds.

6)

Historic Resources
The property is entirely within the Cromwell’s Run Rural Historic District, which was
listed on the Virginia Landmarks Register as of June 19, 2008, Department of Historic
Resources Reference Number 030-5434, and listed on the National Register of Historic
Places with the United States Department of the Interior, National Park Service as of
September 19, 2008, Reference Number 08001051. Protection of the historic landscape
views within the Rural Historic District, and specifically along Atoka Road, is a
significant conservation value. The property also contains 16 structures that are listed
as contributing to the Rural Historic District. The property is also within the Mosby
Heritage Area. The Mosby Heritage Area was formed in 1995 to increase awareness of
the historic, cultural, and natural qualities of an approximately 1600-square-mile area.
It is the first heritage area designated in the Commonwealth of Virginia. Limiting the
development of the Juno Farm, LLC Property contributes to the protection of the rural
and historic character of the landscape and furthers the goals of the Commonwealth by
helping to protect this area.
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Easement Restrictions Designed to Protect Conservation Values
Following are terms and conditions of the conservation easement specifically designed to protect
the Property’s conservation values and ensure that the public interest is served. A full copy of
the conservation easement is provided in Appendix B.
DIVISION/SUBDIVISION. The following restrictions have been designed by the Land
Trust of Virginia, the Grantor and the Grantor’s representatives with conservation value
protections in mind. The purpose of these restrictions are to limit the potential future
development of the property so as to protect the conservation values listed in the deed, such as
open space values, historical values, natural resource values etc. The main restrictions specific
to division and subdivision are as follows:
The Property shall not be divided or subdivided into, or separately conveyed as, more
than two (2) individual properties. Boundary line adjustment between the existing interior
parcels, of which three (3) exist on the date of this Conservation Easement, shall be permitted.
Notwithstanding the foregoing, the terms and conditions of this Conservation Easement shall
remain in full effect, in perpetuity, on the land described on the attached Schedule A.
The acquisition of a de minimis portion of the Property adjacent to Virginia Route 713 for
minor road improvements shall not be considered a division or subdivision of the Property. For
the purpose of this paragraph, “minor road improvements” does not include the addition of new
travel lanes.
Nothing in this paragraph shall restrict the sale, gift or transfer as a whole of the Property
subject to this Conservation Easement.
BUILDINGS, STRUCTURES, ROADS AND UTILITIES. The following restrictions
have been designed by the Land Trust of Virginia, the Grantor and the Grantor’s representatives
with conservation value protections in mind. The purpose of these restrictions is to limit the
visual impact on the general public of allowed structures and to maintain open space values.
The restrictions specific to buildings and structures are as follows:
Grantor shall give Grantee written notice at least 60 days before beginning construction,
replacement, or enlargement of any dwelling or other building, structure, road or utility on the
Property.
(i) Buildings and Structures: No permanent or temporary building or structure
(including, but not limited to, cell phone towers or commercial wind power facilities) shall be
built or maintained on the Property other than:
(a) Primary Dwellings: Two (2) single-family primary dwellings, of which none
exist on the date of the Conservation Easement. Such primary dwellings shall not exceed 6,500
square feet in ground area each, with said ground area being defined as the square footage of the
foundation of the dwelling, inclusive of all roofed decks, porches, stoops, and other attached
roofed structures (and hereafter referred to as “Ground Area”), unless written approval prior to
the commencement of construction (“Prior Written Approval”) shall have been obtained from the
Grantee. In the event of a division of the Property in accordance with this instrument, permitted
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primary dwellings shall be allocated equally between the parcels in the instrument creating the
division; and
(b) Secondary Dwellings: Four (4) single-family secondary dwellings, of which
three exist on the date of the Conservation Easement. Such secondary dwellings shall not exceed
2,500 square feet in Ground Area each, unless Prior Written Approval shall have been obtained
from the Grantee. In the event of a division of the Property in accordance with this instrument,
permitted secondary dwellings shall be allocated between the parcels in the instrument creating
the division as follows: equally, unless otherwise determined in the instrument creating the
division; and
(c) Non-Residential Buildings and Other Structures: Non-residential
outbuildings and other structures commonly and appropriately incidental to the dwellings
permitted under subparagraph (a) and sized appropriately to serve as an amenity to single family
residential use, but the aggregate Ground Area of such non-residential outbuildings and other
structures on the Property shall not exceed 6,000 square feet in Ground Area, unless Prior
Written Approval shall have been obtained from Grantee. In the event of a division of the
Property in accordance with this instrument, permitted square footage of non-residential
buildings and other structures shall be allocated between the parcels in the instrument creating
the division as follows: equally, unless otherwise determined in the instrument creating the
division; and
(d) Farm Buildings and Other Farm Structures: Farm buildings and other farm
structures, provided the aggregate Ground Area of said farm buildings and structures on the
Property, existing or new, does not exceed 71,000 square feet in Ground Area, unless Prior
Written Approval for the building or structure shall have been obtained from Grantee. An Indoor
Riding Arena shall not be included in this square footage, and said arena shall not exceed 25,000
square feet in Ground Area. If said Indoor Riding Arena is constructed within “Building
Envelope One,” as shown on Exhibit A, it shall be constructed in the area defined by
cornerpoints A, B, C, and D. For purposes of this subparagraph, a farm building or other farm
structure shall mean a building or structure constructed and used for the activities specified in
Article II, section 4 sub-paragraph (i). In the event of a division of the Property in accordance
with this instrument, permitted square footage of farm buildings and other farm structures shall
be allocated between the parcels in the instrument creating the division equally, unless otherwise
determined in the instrument creating the division.
(ii) Location of Buildings and Structures: The following restrictions apply to the
location of permitted new buildings or other structures:
(a) Building Envelopes: Unless otherwise noted herein, no building or structure
may be constructed beyond the “Building Envelopes” as shown on Exhibit A, unless Prior
Written Approval shall have been obtained from the Grantee. Notwithstanding the foregoing,
wells, drainfields, and utilities serving allowable buildings and structures, and reasonable grading
related to the construction thereof, may be constructed outside the Building Envelopes.
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(b) Each Building Envelope shall be surveyed and staked prior to construction of
any new buildings or structures within said Building Envelopes. A copy of each survey shall be
provided to Grantee prior to such construction.
The Building Envelope restrictions shall not apply to existing buildings, fencing, stone
walls, permitted signs, mailboxes, feeding and watering troughs, or small run-in sheds for horses
or other animals that are consistent with generally accepted agricultural, animal husbandry or
equine practices; provided, no more than eight (8) run-in sheds, each of which shall not be larger
than 288 square feet in size each, may be constructed anywhere on the Property, except that said
run-in sheds, which are considered to be farm structures, shall not be constructed within 400 feet
of the centerline of State Route 713 (Atoka Road). In the event of a division of the Property in
accordance with this instrument, said eight (8) run-in sheds permitted to be constructed beyond
the bounds of the Building Envelopes shall be allocated between the parcels in the instrument
creating the division as follows: equally, unless otherwise determined in the instrument creating
the division.
(iii) Other Restrictions Applicable to Buildings and Structures:
(a) Building height: Building height of any dwelling or non-dwelling structure
shall not be more than thirty-five (35) feet, as measured from final grade to ridge of roof.
(b) Downlighting: Use of exterior lighting in all areas shall be limited to fully
horizontally-shielded lighting fixtures. The light element (lamp or globe) of a fixture shall not
extend below the cut off shield.
(c) No Demolition: The existing historic structures on the Property that are listed
as contributing to Cromwell’s Run Rural Historic District ("Contributing Structures"), shall not
be demolished or removed without the Prior Written Approval of Grantee. Approval of Grantee
shall include consideration of any individual Contributing Structure's historic and structural
integrity. To that end, Grantee may, in its discretion, require that Grantor obtain a report written
by a structural engineer or professional architectural historian regarding said Contributing
Structure's historic and structural integrity. In the event that (1) Prior Written Approval is
granted to demolish or remove any Contributing Structure, (2) any such Contributing Structure is
destroyed by causes beyond Grantor’s reasonable control, including, but not limited to, fire,
flood, storm, or earth movement, or (3) any such Contributing Structure is damaged by causes
beyond Grantor’s reasonable control to such an extent that, in the opinion of Grantee, the
Contributing Structure's historic or structural integrity is irremediably compromised, nothing
herein shall obligate Grantor to reconstruct the Contributing Structure, or return it to its prior
condition, and Grantor shall have the right to build a replacement structure, provided that any
replacement structure shall be constructed at the same location as the original Contributing
Structure, unless Grantor demonstrates that an alternate site would provide better or equal
protection of the Conservation Values of the Property, and Grantee gives Prior Written Approval
of the alternate site.
The aforementioned Contributing Structures are listed in the Virginia Department of
Historic Resources Architectural Survey for “Patrickswell” farm (DHR ID: 030-5434-0082) as
“Secondary Resource” numbers 1, 2, 3, 5, 6, 10, 12, 13, 15, 16, 17, 18, 19, 21, 23 and 24. The
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location of each Contributing Structure is shown on a plat attached as “Exhibit B”, and titled
“Juno Farm, LLC Property – DHR Historic District Survey Map (2007)”.
(iv) Aggregate Ground Area. The aggregate Ground Area of all buildings and other
structures on the Property, excluding roads, shall not exceed 125,000 square feet without Prior
Written Approval of Grantee. For the purpose of this sub-paragraph the aggregate Ground Area
is the measurement in square feet of the footprint of all of the buildings and structures, existing
or new, set forth in subsections (i) through (iii) above. In the event of a division of the Property
in accordance with this instrument, permitted square footage of Ground Area shall be allocated
between the properties in the instrument creating the division equally, unless otherwise
determined in the instrument creating the division.
(v) Consistency With Conservation Values. Any construction of a new, replaced or
enlarged permitted building or structure must not adversely affect, be inconsistent with, conflict
with, diminish, impair or interfere with the Conservation Purpose or Conservation Values.
(vi) Exceptions. The prohibitions and restrictions above shall not preclude the repair or
replacement of any structures existing as of the date of this Conservation Easement or the
construction or maintenance of reasonably sized fencing, mailboxes, gate posts, or permitted
signs, provided said activities do not adversely affect, are not inconsistent with, and do not
conflict with, diminish, impair, or interfere with the Conservation Purpose or Conservation
Values.
(vii) Roads and Utilities. Private roads or access ways, and utilities that serve only
permitted buildings or structures, roads to parcels created by permitted divisions of the Property,
and roads or access ways with permeable surfaces for safety needs or other permitted uses, such
as farming or forestry, may be constructed and maintained, with Prior Written Approval of
Grantee. Utilities, other than those serving the Property, may be permitted if the Grantee, in its
sole and absolute discretion, determines in writing, that construction and maintenance of said
utilities will not have significant impacts upon, be inconsistent with, conflict with, diminish,
impair or interfere with the Conservation Purpose or Conservation Values.
(viii) Alterations, Demolition, and Ground-Disturbing Activities. Other than as
otherwise allowed under this Section or Section 8 of this Article, there shall be no alterations,
demolition, or ground-disturbing activity with regard to buildings, other structures, roads and
utilities that may impact on historic, cultural, or natural heritage resources.
RIPARIAN BUFFER/WETLANDS. The following restrictions have been designed by
the Land Trust of Virginia, the Grantor and the Grantor’s representatives with conservation
value protections in mind. The purpose of these restrictions is to maintain and enhance the
water quality values on the property, now and in the future, for the benefit of the general public
and the environment, local or otherwise. The restrictions specific to water resources are as
follows:
(i) To protect water quality, a 100-foot buffer strip shall be maintained in forest or be
permitted to revegetate naturally, and there shall be no damaging or filling of wetlands in a 100foot buffer strip, except as set forth below, along the outer edge of the wetlands on the Property,
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as identified on Exhibit A. “Wetlands” are defined as any area marked as wetlands on county,
state or federal maps, and any lands with characteristic hydric soils that are saturated or
inundated by surface or ground water at a frequency or duration sufficient to support, and that
under normal conditions do support, a prevalence of vegetation typically adapted for life in
saturated soil conditions, or any land below an identifiable debris line left by water action.
Nothing contained herein shall prohibit or prevent the Grantor from undertaking efforts to restore
or create additional wetlands upon the Property.
(ii) Within this buffer strip there shall be no construction of buildings, structures, roads,
or other impervious surfaces, no storage of compost, manure, fertilizers, chemicals, machinery or
equipment, and no cultivation, dumping, filling or damaging of wetlands, plowing, or other earth
disturbing activity conducted, except as may be reasonably necessary for (a) wetland or stream
bank restoration and erosion control pursuant to a government permit, (b) fencing along or
within the buffer area, (c) removal of individual trees presenting a danger to persons or property
and removal of diseased, dead, non-native trees, shrubs or plants, or invasive trees, shrubs or
plants (as defined in the Virginia Department of Conservation and Recreation’s publication:
“Invasive Alien Plant Species of Virginia” or other, independent authoritative source).
(iii) Livestock are prohibited from grazing in, and shall be fenced out of the buffer strip.
Any fencing so required shall be established within a period of no more than two years from the
date the Conservation Easement is recorded, and shall thereafter be maintained.
The prohibitions in (i), (ii), and (iii) above shall not preclude the repair or replacement of
any structures existing as of the date of this Conservation Easement or the construction or
maintenance of reasonably sized fencing, mailboxes, gate posts, or permitted signs, provided said
activities do not adversely affect, are not inconsistent with, and do not conflict with, diminish,
impair, or interfere with the Conservation Purpose or Conservation Values.
INDUSTRIAL OR COMMERCIAL ACTIVITIES. The following restrictions have
been designed by the Land Trust of Virginia, the Grantor and the Grantor’s representatives with
conservation value protections in mind. The purpose of these restrictions is to prevent possible
negative impacts of industrial or commercial activities on the conservation values listed in the
whereas clauses of the deed, such as scenic open space values, natural resource values,
historical values etc. The restrictions specific to these activities are as follows:
Industrial or commercial activities are prohibited, with the exception of the following
activities, which shall be permitted only if they are not inconsistent with and do not adversely
affect, conflict with, diminish, impair or interfere with the Conservation Purpose or Conservation
Values: (i) agriculture, including, but not limited to, viticulture (including the growing of grapes,
but not including wineries), horticulture, floriculture and animal husbandry, silviculture, forestry,
and equine and equestrian activities; (ii) temporary or seasonal outdoor activities which do not
permanently alter the physical appearance of the Property; (iii) activities which can be and are in
fact conducted wholly within permitted buildings without alteration to the external appearance
thereof; and (iv) operation of seasonal markets for the sale of agricultural products produced on
the property. Notwithstanding the above, commercial recreational activity or use beyond a de
minimis level is prohibited.
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MANAGEMENT OF FOREST. The following restrictions have been designed by the
Land Trust of Virginia, the Grantor and the Grantor’s representatives with conservation value
protections in mind. The purpose of these restrictions is to prevent poor management of forest
resources, which could impair the forest resource conservation values, which are listed for
protection in the deed of conservation easement. The restrictions specific to forest management
are as follows:
(i) The landowner shall have in place a current, written Virginia Forest Stewardship Plan
prior to the commencement of timber harvesting or other significant forest management
activities. The forest stewardship plan shall include a provision that all forest management and
harvesting activities be developed by, or in consultation with, the Virginia Department of
Forestry, or be consistent with Virginia’s Forestry Best Management Practices for Water Quality
Guide. The primary purposes of the forest stewardship plan may include, but need not be limited
to, maintenance of the health and biological diversity of the forest, as well as management of
woodlands to improve wildlife habitat, forest stand management to maintain the health of the
forest, management of timber for income, and soil and water conservation.
(ii) Forest Management – Commercial. Clear cutting is prohibited. Best Management
Practices, as defined in by the Virginia Department of Forestry, shall be used to control erosion
and protect water quality when any forest management, timber harvesting, or land clearing
activity is undertaken. The Grantor shall notify the Grantee, in writing, no later than thirty (30)
days prior to the start of any such activity, and again within seven (7) days of its completion. All
forestry activities shall comply with the forest stewardship plan and shall be carried out so as to
preserve the Conservation Values of the property. To the extent that a Property falls under this
paragraph solely because its forest is used for commercial purposes, the term “commercial
purposes’ and the provisions of paragraph (i) above shall not be construed so as to prohibit the
harvest of forest products for personal use by Grantor on the Property, such as lumber, firewood,
and raw material for small-scale home industry, nor of the incidental sale of forest products
harvested in the exercise of Grantor’s noncommercial cutting rights.
(iii) Forest Management – Non Commercial. Grantor reserves the right to manage
forested land by selective cutting, pruning, and planting for noncommercial purposes, which may
include forest management for the creation of trails and recreational areas; for safety of users of
the Property; for control of active fire, and prevention of fire and disease; for prevention or
removal of invasive species (as defined in the Virginia Department of Conservation and
Recreation’s publication: “Invasive Alien Plant Species of Virginia,” or other, independent,
authoritative source); for restoration or enhancement of wildlife habitat and riparian areas (as to
riparian areas, subject to the Terms and Conditions applicable to riparian buffer areas in Section
3 of this Conservation Easement); for household gardening and landscaping in the Building
Envelope or the general maintenance of the high scenic character and healthy wildlife habitat of
the Property. The prohibition against commercial purposes should not be construed to prohibit
the harvest of forest products for personal use by Grantor on the Property, such as lumber,
firewood, and raw material for small-scale home industry, nor the incidental sale of forest
products harvested in the exercise of Grantor’s noncommercial cutting rights. No more than
three new openings or clearings, and no new opening or clearings greater than 1,000 square feet,
in the forest are permitted for noncommercial purposes, unless approved in advance and in
writing by Grantee as necessary to safeguard the health of forested acreage, to prevent or
15

mitigate greater harm to the Conservation Values of the Property or to enhance wildlife habitat.
TRASH. The following restrictions have been designed by the Land Trust of Virginia,
the Grantor and the Grantor’s representatives with conservation value protections in mind. The
purpose of these restrictions is to prevent materials being stored on the property in any manner
that would impair the conservation values listed, such as scenic open space values, natural
resource values, etc. The restrictions specific to this are as follows:
Accumulation or dumping of trash, refuse, junk, or toxic materials is not permitted on the
Property. This restriction shall not prevent generally accepted agricultural or wildlife
management practices, such as creation of brush and burn piles, composting, or the storage of
farm machinery, organic matter, agricultural products or agricultural byproducts incidental to
operation of the farm on the Property, or temporary accumulation of construction trash during
any period of construction on the Property, as long as such practices are conducted in accordance
with applicable governmental laws and regulations and are not inconsistent with and do not
adversely affect, conflict with, diminish, impair, or interfere with the Conservation Purpose or
Conservation Values.
SIGNS. The following restrictions have been designed by the Land Trust of Virginia, the
Grantor and the Grantor’s representatives with conservation value protections in mind. The
purpose of these restrictions is to prevent any signs from being constructed or displayed in such
a way that would have a negative impact on the property’s conservation values, such as scenic
open space values and historic values. The restrictions specific to signage are as follows:
Display of billboards, signs, or other advertisements that are visible from outside the
Property is not permitted on or over the Property except to: (i) state the name and/or address of
the owners, (ii) advertise the sale or lease of the Property, (iii) advertise the sale of goods or
services produced incidentally to a permitted use of the Property, (iv) provide notice necessary
for the protection of the Property, (v) give directions to visitors, (vi) recognize historic status or
participation in a conservation program, or (vii) advertise political candidates or parties. No such
sign shall exceed nine square feet in size.
CHANGES IN TOPOGRAPHY; GRADING, BLASTING, MINING, FILLING,
EARTH REMOVAL. The following restrictions have been designed by the Land Trust of
Virginia, the Grantor and the Grantor’s representatives with conservation value protections in
mind. The purpose of these restrictions is to prevent any changes in the topography of the
property that would impair conservation values listed in the deed, such as scenic open space
values, natural resource values, historic landscape values, etc. The restrictions specific to
changes in topography are as follows:
Grading, blasting, filling or earth moving or removal shall not alter the topography of the
Property except for wetlands or stream bank restoration pursuant to a government permit, or for
erosion and sediment control pursuant to a government-required erosion and sediment control
plan, or as required in the construction of permitted buildings, other structures, private
connecting roads, and utilities as described in Article II, Section 2, or for farm ponds. Best
Management Practices, in accordance with the Virginia Erosion and Sediment Control Law, shall
be used to control erosion and protect water quality in such construction. Generally accepted
agricultural activities shall not constitute any such alteration. Notwithstanding the foregoing, no
16

grading, blasting, filling or earth moving or removal is permitted on the Property if it will
adversely affect, be inconsistent with, conflict with, diminish, impair or interfere with the
Conservation Values protected by this Conservation Easement, or if it may impact historic,
cultural, or natural heritage resources. Mining by surface mining or any other method, dredging
on or from the Property, or drilling for oil and gas on or under the Property is prohibited.
LANDS IN AGRICULTURAL USE. The following restrictions have been designed by
the Land Trust of Virginia, the Grantor and the Grantor’s representatives with conservation
value protections in mind. The purpose of these restrictions is to prevent any agricultural uses
on the property that would diminish or impair conservation values listed in the deed, such as
scenic open space values, natural resource values, historic landscape values, etc.:
As long as the Property is used for agricultural purposes, including, but not limited to,
viticulture (but not including viniculture or wineries), horticulture, floriculture and animal
husbandry, silviculture, forestry, and equine and equestrian activities, it shall have, and shall be
managed in accord with, a written Farm Conservation Plan, which shall be prepared for the
Property by, or in consultation with, the John Marshall Soil and Water Conservation District or
Natural Resources Conservation Service representative, within six (6) months of the date hereof.
The Farm Conservation Plan shall stipulate the use of Best Management Practices for water
quality protection, be approved in advance by the Grantee, and may, from time to time, be
modified or amended by mutual agreement of the Grantor and Grantee, provided that said Farm
Conservation Plan (or any modification of amendment thereof) shall not adversely affect, be
inconsistent with, conflict with, diminish, impair, or interfere with the Conservation Purpose or
Conservation Values protected by this Conservation Easement.
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Appendix A
UNITED STATES GEOLOGICAL SURVEY (USGS) MAP

Juno Farm, LLC Property - USGS Map

Appendix B
DEED OF GIFT OF CONSERVATION EASEMENT

A RECORDED VERSION OF THE
CONSERVATION EASEMENT NEEDS
TO BE ADDED TO THE BASELINE
DOCUMENTATION REPORT
FOLLOWING RECORDATION

Appendix C
LEGAL DESCRIPTION

Appendix D
AERIAL PHOTOGRAPHIC MAP

NOTE: THE FOLLOWING MAP INCLUDES AN AERIAL PHOTOGRAPH TAKEN IN
2011. IT CAN BE USED AS VISUAL EVIDENCE OF THE CONDITION OF THE
PROPERTY BEFORE THE CONSERVATION EASEMENT WAS IMPOSED.

Juno Farm, LLC Property - Aerial Map

I

Appendix E
PROPERTY FEATURES MAPS

NOTE: THE FOLLOWING MAPS SHOW NUMEROUS PROPERTY FEATURES
INCLUDING TOPOGRAPHY, FOREST COVER, WETLANDS, DRAINAGES, PONDS,
ROADS, SCENIC BYWAYS, EXISTING PARCELS, ADJOINING PARCELS, AND
FARMLAND SOILS.

Juno Farm, LLC Property - Features Map
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Juno Farm, LLC Property - Existing Parcels Map
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Appendix F
MAP OF SURROUNDING PROTECTED LAND

NOTE: THIS MAP SHOWS THE PROPERTY IN RELATION TO OTHER PROTECTED
LAND IN FAUQUIER COUNTY. ADDITIONAL PROPERTIES TO THOSE SHOWN
ON THIS MAP MAY NOW BE PROTECTED WITH CONSERVATION EASEMENTS.

Juno Farm, LLC Property - Surrounding Protected Lands Map
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Appendix G
PHOTO LOCATION MAP

NOTE: THIS MAP SHOWS THE LOCATION OF THE PHOTOGRAPHS SHOWN IN
APPENDIX H.

Juno Farm, LLC Property - Photo Location Map
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Appendix H
PHOTOGRAPHS WITH DESCRIPTIONS

NOTE: FOLLOWING ARE 54 SCENIC PHOTOGRAPHS (FROM 49 DIFFERENT
LOCATIONS) TAKEN ON DECEMBER 16, 2015 THAT PROVIDE A VISUAL RECORD OF
THE PROPERTY. EACH OF THESE PHOTOGRAPHS HAS A CAPTION THAT INCLUDES
DESCRIPTION AND ORIENTATION. ALSO INCLUDED IN THIS APPENDIX ARE
STRUCTURE PHOTOGRAPHS (TAKEN ON DECEMBER 14, 2015), AND STRUCTURE
LOCATION MAPS.

1. 150 ⁰ SE – View of property’s road frontage (on right) along Atoka Road

2. 135 ⁰ SE – View of property’s road frontage (on right) and access to property via Patrickswell Lane

3. 90 ⁰ E – View of property’s road frontage (on right) along Atoka Road

4a. 175 ⁰ SE – View toward center of property from Atoka Road

4b. 200 ⁰ SW – View of property’s road frontage (on left) along Atoka Road

5. 150 ⁰ SE – View from northeastern boundary of open fields in northern half of property

6. 290 ⁰ NW – View toward complex of structures 1 to 11

7. 275 ⁰ NW – View toward complex of structures 1 to 11

8. 160 ⁰ SW – View toward center of property from Patrickswell Lane

9a. 280 ⁰ NW – View from northeastern boundary toward complex of structures 1 to 11

9b. 150 ⁰ SE – View from northeastern boundary toward complex of structures 12 to 14 with open fields in foreground

10. 145 ⁰ SE – View toward complex of structures 12 to 14

11. 175 ⁰ SE – View toward center of property from Patrickswell Lane, showing open fields and lines of trees

12. 290 ⁰ NW – View from northeastern boundary of structures 12 to 14 (on left),
open field in foreground, and Blue Ridge Mountains in background

13. 140 ⁰ SE – View of small cement boundary marker (bottom left of photo) and open fields (on right)

14. 165 ⁰ SE – View of open fields in eastern half of property

15. 185 ⁰ SW – View from Patrickswell Lane of open fields, woods, and a stone wall

16. 170 ⁰ SE – View of a pond (center of photo) and wetlands area (on right)

17. 135 ⁰ SE – View from northeastern boundary of open field in eastern half of property

18a. 315 ⁰ NW – View from Patrickswell Lane toward location of photo 15

18b. 130 ⁰ SE – View from Patrickswell Lane toward complex of structures 15 to 20

19a. 265 ⁰ SW – View from northeastern boundary of open fields in eastern half of property

19b. 155 ⁰ SE – View from northeastern boundary toward complex of structures 15 to 20 (on right)

20. 155 ⁰ SE – View of open field at northeastern property corner

21. 275 ⁰ NW – View toward complex of structures 15 to 20

22. 270 ⁰ W – View from northeastern property corner toward center of property

23. 35 ⁰ NE – View from eastern boundary toward northeastern property corner

24. 295 ⁰ NW – View of woods near southeastern property corner

25. 310 ⁰ NW – View of drainage within woods near southeastern property corner

26. 350 ⁰ NW – View from southeastern property corner of woods

27. 355 ⁰ NW – View of woods near southeastern property corner

28. 95 ⁰ SE – View of woods near southeastern property corner

29. 315 ⁰ NW – View of open field near southern boundary

30. 25 ⁰ NE – View from southern boundary of open fields

31. 310 ⁰ NW – View from southern boundary toward center of property with woods (on left) and open field (on right)

32. 305 ⁰ NW – View of woods and stone wall

33. 40 ⁰ NE – View of drainage and woods near center of property

34. 295 ⁰ NW – View of stream crossing, woods (on left), and open field (on right)

35. 320 ⁰ NW – View of open fields and large oak tree with Blue Ridge Mountains in background

36. 310 ⁰ NW – View of stream crossing (on left) and woods

37. 350 ⁰ NW – View from corner of property with woods in background and stone wall (on right)

38. 95 ⁰ SE – View of drainage with woods (in background) and fencing (on right) along property boundary

39. 40 ⁰ NE – View of woods and fencing (far left and far right) along property boundary

40a. 340 ⁰ NW – View of woods and fencing (on far left of photo) along property boundary

40b. 85 ⁰ NE – View of woods and fencing (on far right of photo) along property boundary

41. 340 ⁰ NW – View of open field and fencing (on far left of photo) along property boundary

42. 100 ⁰ SE – View of open field and fencing (on far right of photo) along property boundary

43. 85 ⁰ SE – View from property corner of open field and fencing (on far right of photo) along property boundary

44. 45 ⁰ NE – View of stone wall along property boundary (on left) and open field (on right)

45. 95 ⁰ SE – View of stone wall along property boundary (on left) and open field (on right)

46. 85 ⁰ NE – View of open fields near northwest property corner with complex of structures 1 to 11 in background

47. 170 ⁰ SE – View of pond with open fields in background

48. 75 ⁰ NE – View of large pond with open fields (on left and right)

49. 80 ⁰ NE – View of open field with complex of structures 1 to 11 in background

STRUCTURE PHOTOGRAPHS

01. Well House # 1

03. Well House # 3

04. Tenant Dwelling # 1

02. Well House # 2

04. Tenant Dwelling # 1

04. Tenant Dwelling # 1

05. Crib Barn

06. Silo # 1 and 08. Barn

06. Silo # 1 and 08. Barn

05. Crib Barn

06. Silo # 1 and 08. Barn

07. Stables Barn

09. Scales Barn

10. Livestock Shelter

11. Hay Barn # 1

12. Shed # 1

13. Tenant Dwelling # 2

13. Tenant Dwelling # 2

14. Garage # 1

15. Tenant Dwelling # 3

13. Tenant Dwelling # 2

15. Tenant Dwelling # 3

15. Tenant Dwelling # 3

16. Shed # 2

16. Shed # 2

17. Garage # 2

17. Garage # 2

18. Silo # 2 and 19. Hay Barn # 2

18. Silo # 2 and 19. Hay Barn # 2

20. Bank Barn

20. Bank Barn

STRUCTURE LOCATION MAPS

Juno Farm, LLC Property - Structures Maps

Structures
1 to 11

Structures
12 to 14

Structures
15 to 20

I

Structures 12 to 14

Structures 1 to 11

12. Shed # 1
03. Well
House # 3
01. Well
House # 1

13. Tenant
Dwelling # 2
14. Garage # 1

04. Tenant
Dwelling # 1

02. Well
House # 2

06. Silo # 1

05. Crib
Barn

07. Stables
Barn

08. Barn

10. Livestock
Shelter

Structures 15 to 20
09. Scales
Building

15. Tenant
Dwelling # 3
16. Shed # 2
11. Hay
Barn # 1

17. Garage # 2

18. Silo # 2
19. Hay
Barn # 2
20. Bank
Barn
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Appendix I
BUILDING ENVELOPE PLAT AND DHR SURVEY PLAT

NOTE: THE FOLLOWING PLATS ARE ATTACHED TO THE DEED OF EASEMENT.
THE BUILDING ENVELOPES SHOWN ON THE BUILDING ENVELOPE PLAT DEFINE
THE ACCEPTABLE LOCATIONS FOR CONSTRUCTION OF NEW BUILDINGS OR
STRUCTURES ON THE JUNO FARM, LLC PROPERTY. REFER TO THE DEED OF
EASEMENT FOR EXACT LANGUAGE REGARDING ACCEPTABLE LOCATIONS FOR
NEW STRUCTURAL FOOTPRINT.
THE DEPARTMENT OF HISTORIC RESOURCES (DHR) SURVEY PLAT SHOWS THE
LOCATION OF THE 16 STRUCTURES THAT CONTRIBUTE TO CROMWELL’S RUN
RURAL HISTORIC DISTRICT.

Exhibit A: Juno Farm, LLC Property Building Envelope Plat
Notes Regarding Cornerpoints
Cornerpoints B, J, and K exist at surveyed property
corners.
Cornerpoints A, C, G, and I exist on the property
boundary, defined distances away from surveyed
property corners, as noted.
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Exhibit B: Juno Farm, LLC Property - DHR Historic District
Survey Map (2007) Showing Contributing Structures

SR # 17 ("Barn")

SR # 03 and SR # 13
("Barn" and "Silo"))

SR # 02 ("Garage")
SR # 06 ("Secondary Dwelling")

Note: Contributing Structures on the
Juno Farm, LLC Property are referred
to as Secondary Resources (SRs).
DHR has assigned each SR with a
number (e.g. "SR # 01"). Given
names of structures on this plat
(e.g. "Shelter" or "Corncrib") are
from the 2007 DHR Architectural
Survey Form.

SR # 01 ("Shed")

Non-contributing
Structure ("NC")
SR # 12 ("Secondary Dwelling")

SR # 21 ("Shed")

Non-contributing
Structure ("NC")

SR # 23
("Scales/
Scales
Building")

SR # 18 ("Shelter")

SR # 19 ("Stable")

SR # 10 and
SR # 24 ("Barn"
and "Silo")

SR # 05 ("Secondary Dwelling")
SR # 16 ("Well/
Well House")

SR # 15 ("Corncrib")

Atoka Road (Rt. 713)

