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MEMORANDUM TO: Stafford County Planning Commission 

 

FROM:   Jeffrey A. Harvey, AICP 

    Director of Planning and Zoning 

 

SUBJECT: RC1400221; Reclassification - Winding Creek 

 CUP14150252; Conditional Use Permit - Winding Creek 

 

The applicant is requesting a reclassification from the A-1, Agricultural Zoning District to the R-1, 

Suburban Residential Zoning District to allow for a higher density residential subdivision, and conditional 

use permit for additional density in a cluster subdivision in the R-1 Zoning District.  The proposal is to 

develop a 97-lot residential subdivision on Assessor's Parcels 29-4 and 29-5C; the 63.13-acre subject 

property is located at the intersection of Winding Creek Road and Embrey Mill Road.  The current R-1 

zoning classification allows a maximum density of 1.5 dwelling units an acre, which would yield 

approximately 94 single-family homes in both a by-right conventional or a by-right cluster subdivision; 

the application for a conditional use permit is a request by the applicant for three (3) additional units, 

resulting in a density of 1.54 dwelling units per acre.  

   

A public hearing on the application was conducted on November 12, 2014, and the related discussion was 

deferred to this meeting.  The following additional information is provided to address concerns that were 

identified by the Planning Commission and the public during the public hearing.   

 

1. Disclosure Notice for Property Owners Abutting the VEPCO Easement 

 

Staff requested that the proffer statement include the provision for disclosure notice to all property 

owners abutting the VEPCO easement to identify the possibility that overhead power lines might 

be constructed within said easement.  A response has not been received to-date. 

 

2. Concern with the lack of Parks and Recreation proffers   

 

The Director of Parks and Recreation has submitted the following comment: 

 

This application of proposed development will create an increase in demand by the 

communities we serve.  The proposed proffer creates additional demand on the County to 

maintain approximately 10.326 acres of land and labeled as “Open Space Parcel E” on the  
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GDP. The site is wooded, so the County would become responsible for tree maintenance 
and any impact the trees may have on neighboring properties. The land dedication 
proposed does not offset any current need of the County that I am aware of at this 
time.  The proffer guidelines currently recommend $6,303 per single-family dwelling unit, 
or a total of $611,391 for this proposal, which would be much more effective in addressing 
the needs of the community that we serve.   

 
The applicant amended the proffer statement (Attachment 1) to read: 

 
Proffer #5.  RecreationLand Dedication.  The Applicant shall dedicate approximately 
10.326 acres of land and labeled as “Open Space Parcel E” on the GDP for County 
recreation purposesto the County for any use deemed appropriate by the County. Said 
dedication shall occur upon final subdivision plan of the Property.  The fair market value 
of this dedication is approximately $913,875.27.    

 
Staff recommends the dedication of the land as open space to the HOA, because of the potential 
maintenance cost to the County, with the option of dedication to the County in the future at the 
County’s request.  Additionally, the value of the land should not be considered an in-kind proffer.   

 
3. Concerns regarding the safety of Winding Creek Road   

 
The Comprehensive Plan identifies a future upgrade to Winding Creek Road between Courthouse 
Road and Shelton Shop Road to an “urban two lane major local standard.”  The upgraded design 
would provide safety measures such as wider travel lanes, a five-foot shoulder, a four-foot 
shoulder and a five-foot sidewalk and is not necessarily related to providing additional capacity.   
 
The applicant will be required to dedicate right-of-way totaling 30 feet from centerline (0.84 
acres) along both sides of Winding Creek Road to achieve 60 feet in width when the plat is 
recorded, but has not agreed to upgrade the road to the future design standard as recommended by 
staff.  Although the TIA (dated May 9, 2014) submitted by the applicant identifies that the 
intersections on Winding Creek Road north of Embrey Mill Road will be operating at a LOS A 
and B in 2021, and does not show a need for an increase to capacity in the immediate vicinity, the 
improvements identified in the Comprehensive Plan are not related to capacity and are related to 
safety.   
 
Staff continues to recommend that language is included within the proffer statement or as a 
condition of the conditional use permit to upgrade Winding Creek Road to an urban two lane 
major local standard within the property in accordance with the Comprehensive Plan. 

 
4. Concern that the reclassification would allow a maximum density that was higher than was 

permitted by the zoning district   
 
The Reclassification will allow for the maximum of 94 dwelling units.  The Conditional Use 
Permit, if approved, would permit three (3) additional units.  The proposed development will 
consist of a maximum of 97 units.  The description of the proposed development as consisting of 
97 units within the proffer statement will not permit the development of 97 units without approval 
of the conditional use permit.  The Zoning Code will only allow a maximum of 94 dwelling units 
on the subject property.  For example, if the reclassification is approved and the conditional use 
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permit is not, the three additional units will not be permitted, and the development would consist 
of a maximum of 94 units. 

  
5. The Commission requested the provision of recreational facilities on-site 

 
The GDP (Attachment 2) has been revised to show a “possible” picnic pavilion area in the vicinity 
of Lot 55 and a tot lot adjacent to Lot 24 (Sheet 5).  The tot lot has been included within the 
revised proffer statement; however, the picnic pavilion has not been referenced in the statement. 
 

6. Concern about a possible cemetery on-site 
 
The applicant submitted the following response in addition to a map and Environmental Inventory 
Plan (Attachment 1). 
 

There are no cemetery sites on the property (see attached DHR Map). The closest site is 
DHR ID# 089-5220 (Embrey-English Cemetery), which is offsite approximately 0.13- 
mile west of the Project on Parcel 29-9C.  Surveys did pick up a nearby cemetery- 
Garrison Family Cemetery #1- just offsite to the southeast, as shown on the attached 
Environmental Inventory Plan.  The project is adequately buffered from all of these 
aforesaid areas. 

 
7. Concern expressed by residents of the Autumn Ridge subdivision regarding the restoration of the 

property currently impacted by the temporary cul-de-sac and the potential use of Fireberry Lane 
as a cut-through to Eustace Road 
 
Staff requested the consideration of proffering the following specific elements related to the 
design/construction of the inter-parcel connection to Fireberry Boulevard:  
 
a) Restoration of the property affected by the temporary cul-de-sac, if not required by VDOT, in 

response to the property owner.  
b) Design the inter-parcel connection such that traffic calming measures are provided, such as a 

modified traffic circle, in response to the concern that Fireberry Boulevard will be used as a 
cut-through.   
 

A response has not been received to-date. 
 

8. Size of the buildable area on the parcel proposed for dedication (Open Space E) 
 
Staff requested that the applicant submit an estimated buildable area for Open Space Parcel E.  A 
response has not been received to-date. 

 
9. Impact to Schools 

 
The proposed development will generate 126 students, utilizing the new neighborhoods generation 
rate.  Students who live in the proposed development will attend Winding Creek Elementary, 
Rodney Thompson Middle and Colonial Forge High Schools, according to current districting; 
however, Rodney Thompson Middle School is one of the schools being proposed for redistricting 
related to the current capacity level, with a goal of achieving a utilization rate of between 85 - 90% 
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at the forecasted 2019 - 2020 school year.  The proffer statement includes school cash proffers of 
$1,616,923 (full cash proffers are $2,131,575).  

 
10. Concerns by the residents of the Berkshire subdivision regarding the public notification process 

 
Section 28-205 of the Code requires that written notice is provided to all adjoining property 
owners in the case of a reclassification.  In the case of the Berkshire subdivision, the HOA owns 
the open space parcel between the residential lots and the subject property.  Consequently, written 
notice was provided to the HOA. 
 

11. Staff recommended the provision of per-unit contributions closer to the proffer guidelines overall 
 
Staff requested additional consideration to the proffer guidelines recommendations overall and 
specifically of the transportation proffer recommendation of $17,005 per residential unit, or 
$1,649,485 for the proposed development, in correlation to the safety improvements to Winding 
Creek Road and the increased delay of approximately 5 seconds and an additional 13 feet in 
queuing for the intersection of Eustace Road, Northampton Boulevard and Hampton Park Road, 
which will continue to operate at a Level of Service (LOS) E.  The proffer statement includes 
transportation cash proffers of $830,437.   
 
A transportation impact fee will be required and could partly mitigate impacts to transportation 
facilities that are included within the impact fee project list.  Currently, the transportation impact 
fee is $2,999 per residential unit, or $290,903 for the proposal.  The Code requires the evaluation 
of requests for credit to determine the extent of the credit, if any, prior to future subdivision plan 
approvals.   
 

12. Initial request by staff that in order to be considered as an in-kind proffer, right-of-way dedication 
should be without compensation   
 
Staff requested that the language in the proffer statement include “without compensation” in 
Proffers #4.a. and 4.b., related to the dedication of right-of-way.  However, Section 22-167 (a) of 
the Code states: 
 

Where the comprehensive plan indicates a proposed right-of way greater than that existing 
along the boundaries of the subdivision or lot, the additional right-of-way shall be 
dedicated for public use when the plat is recorded. 

 
The right-of way identified in the Comprehensive Plan for Winding Creek Road between 
Courthouse Road and Shelton Shop Road is 60 feet. The right-of-way dedication value of 
$74,341.98, as submitted by the applicant, should not be considered as an in-kind proffer.  
 
Additionally, the right-of-way identified for Embrey Mill Road between Embrey Mill Road 
and Walpole Street to the west is 60 feet; however, the applicant is proffering right-of-way 
dedication in order to realign a curved segment of Embrey Mill Road, which is not identified 
in the Comprehensive Plan.  Therefore the dedication for the right-of-way within the curved 
segment of Embrey Mill Road should be considered an in-kind proffer. 
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13. Clarification of the location on the GDP of the sidewalk to be constructed along Winding Creek 
Road 
 
The applicant clarified that a sidewalk will not be constructed along Winding Creek Road. 

 
Attached is the response by the applicant to concerns raised at the public hearing, dated December 9, 
2014, and the revised GDP, dated January 5, 2015.  Additionally, the Board has requested for the 
following information related to proposed monetary proffers to be included in future staff reports: 
 
Total Units 97 
By-Right Units 20 
New Development Units 77 
Proposed Proffers Per Unit $27,010.30 
Proffers per Unit for New Development Units  $34,025.97 
Current Guidelines Recommendation $47,630.00 
Draft Guidelines with Debt Service Credit $33,942.00 
Draft Guidelines with By-right Credit Only $35,978.84 
Draft Guidelines with Debt Service Credit and By-right Credit for Total Units $26,943.64 
 
The time limit for the Planning Commission to make a recommendation is February 10, 2015. 
 
JAH:ehe 
 
Attachments (2) 
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STAFFORD COUNTY, VIRGINIA 
 

PROFFER STATEMENT  
 
Applicant:    Winding Creek Owner, LLC  
 
Property Owners: TM 29-4: John J Musselman, Trustee of the Earl F. Musselman 

Trust; and 
TM 29-5C: John J Musselman, Trustee of the Earl F. Musselman 
and John Jeffrey Musselman, Jenifer Jo Musselman, Jodi Janelle 
Schopfel and William Gerald Musselman   

 
Property: Tax Parcels 29-4 and 29-5C 
 
Rezoning Request:  From A-1 to R-1 
 
Project Name: Winding Creek 
 
Date:     November 11,16, 2014 
 
County File No.  RC   1400221 
    CUP 1400222 
 

 
1. General Requirements.  
 

(a) The following proffers are being made pursuant to Sections 15.2-2298 and 
15.2-2303, et al. of the Code of Virginia (1950), as amended, and Section 28-161, et seq. of the 
Stafford County Zoning Ordinance. The proffers provided herein are the only proffered conditions 
offered in this rezoning application, and any prior proffers to which the Property (as generally 
defined above and shown on the GDP) may be subject to or previously offered with the 
Applicant’s application or otherwise previously proffered are hereby superseded by these proffers, 
and further said prior proffers are hereby void and of no further force and effect.  In addition and 
notwithstanding the foregoing, the proffers provided hereunder are conditioned upon and become 
effective only in the event the Applicant’s rezoning application No. RC 14-00221 and associated 
conditional use permit application CUP14-00222 are approved (including through applicable 
appeal periods) by the Stafford County Board of Supervisors (the “County”).  
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(b) Subject to the terms hereunder, the Property will be developed in accordance with 

that certain generalized development plan entitled “Winding Creek Generalized Development 
Plan” dated May 12, 2014, last revised November 7, 2014, prepared by Bowman Consulting, 
attached hereto as Exhibit A (the “GDP”), which plan includes a clustered development with a 
maximum of ninety-seven (97) single family detached units (“Units” or Unit”). The proffers 
provided herein apply only to the clustered development plan and applicable density shown on the 
GDP.        

 
(c) For purposes of the final site plan, which will supersede the GDP, proposed parcel 

lines, parcel sizes, building envelopes and footprints, access points, building sizes, building 
locations, public road locations, private driveway, road and travel way locations, interparcel 
connectors, RPAs and wetland areas, utility locations, storm water management facilities, and 
dimensions of undeveloped areas shown on the GDP may be relocated and/or amended from 
time-to-time by the Applicant to address final development, engineering, and design requirements 
and/or compliance with federal or state agency regulations including, but not limited to, VDOT, 
DEQ, Army Corps of Engineers, etc., and compliance with the requirements of the County’s 
applicable development regulations and design standards manual.  

 
2.    Architecture & Materials.  For purposes of the proposed development, the architectural 
design of the Units shall be in general accordance with Sheets 10 & 11of the GDP (the 
“Renderings”).  The Renderings are illustrative only and do not depict the final elevations for this 
project.  In this regard, the Renderings depict (i) a commitment to a general type, character, and 
quality of architectural design, details and materials; and (ii) the general types of architectural and 
decorative elements and features.  In addition, the Units will specifically include the following: 
 

(a) The front elevation of 75% of the Units will consist of a minimum of 60% brick, 
natural stone, or cultured stone (excluding doors, windows and garages). All homes will include 
beaded vinyl and Applicant will offer fiber cement siding as an option to buyers.    

 
(b)  The side elevation facing the street of a Unit on a corner lot will have at least two 

operable windows. 
 
(c)  All Units will have brick or stone to grade on any side facing a street (including 

corner lots).   
 
(d)  The same elevation may not be repeated within three (3) Units of each other.  For 

example, for the same elevation to be repeated in close proximity there must be at least three (3) 
houses with completely different elevations between them, including if the repeated elevation is 
across the street. 

 
(e)  All Units will include architectural shingles only at the time of new construction. 

Thereafter, the homeowner’s association, as described below, will need to approve shingle 
replacements.  
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(f) All Units will include pitched  roofs symmetrically sloped no less than 5:12, except 
that porches and attached sheds may be no less than 2:12 and all Units will avoid continuous roof 
planes on the front side of dwellings by incorporating gables as depicted on the Renderings.  
  
3.   Entrance Features.  The Applicant agrees to construct an entrance monument out of brick 
or stone utilized in the development. The client has attached a rendering which reflects the general 
architectural features and materials of the entrance sign. 
 
4.   Transportation.  The Applicant, subject to necessary County and VDOT approvals for the 
development of the project, agrees to provide the following in-kind transportation proffers, all as 
generally shown on the GDP:  
 

(a)  The Applicant agrees to dedicate 0.84 acres of right of way along Winding Creek 
Road to widen the right of way to a width of sixty feet (60'), all in the areas generally shown on the 
GDP.  This dedication is an in kind proffer with a value of $74,341.98.  

 
(b) The Applicant agrees to dedicate 0.78 acres of right of way for the relocation of 

Embrey Mill Road, all in the areas generally shown on the GDP.  This dedication is an in kind 
proffer with a value of $69,031.84.       

 
(c) The Applicant agrees to construct a sidewalk to Winding Creek Road and a 

crosswalk connecting the east and west sides of Winding Creek Road, all in the areas generally 
shown on the GDP.  Such improvements are not otherwise required for the purpose of this 
development and are an in kind transportation proffer. 

 
(d) The Applicant agrees to provide an interparcel connection to Fireberry Boulevard, 

all as shown on the GDP.  
 
(e) The monetary value of all transportation improvements (not otherwise required for 

the development) and/or dedications of right of way, as provided above under this Section 4, are an 
in kind transportation proffer for purposes of this rezoning with an aggregate value of 
$143,373.82. These in-kind proffers may qualify as a credit toward and offset any transportation 
impact fees assessed against the Property for purposes of this rezoning, all as may be applicable 
under state code and County ordinance. Any said dedications and/or improvements shall be 
provided as part of a final subdivision plan for the Property.       
 
5. RecreationLand Dedication.  The Applicant shall dedicate approximately 10.326 acres of 
land and labeled as “Open Space Parcel E” on the GDP for County recreation purposesto the 
County for any use deemed appropriate by the County. Said dedication shall occur upon final 
subdivision plan of the Property.  The fair market value of this dedication is approximately 
$913,875.27.    
 
6. Cash Contribution.  For purposes of this rezoning and in addition to other proffers 
described hereunder, the Applicant agrees to pay $2,620,000 in aggregate cash proffers, all as 
described in more detail below.  These cash proffers are also subject to annual increases to be 
calculated on a yearly basis commencing two (2) years after the date of final County approval of 
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this proffer statement.  Such increases shall be calculated by multiplication of the Marshall-Swift 
Index and not the Consumer Price Index of the Department of Labor Statistics for the current year 
by the original per unit cash proffer amount.  All cash proffers shall be paid by the Applicant  upon 
the issuance of a final certificate of occupancy by the County for each Unit (e.g. 97 single family 
detached units).   
 
These voluntary cash proffers, paid by the Applicant to the County, shall be allocated based on the 
following: 
 

(a) Schools: $1,616,923.00 ($16,669.31 per Unit for all 97 units or $20,999.00 per 
Unit for 77 units (less 20 by right).    

  
(b)    Parks & Recreation:  $0.00  

  
(c) Transportation: $830,437.00 ($8,561.21 per Unit for 97 units or $10,785.00 per 

Unit for 77 units) 
  

(d) Libraries: $57,519 ($593.00 per Unit for 97 units or $747.00 per Unit for 77 units)    
 

(e) Fire & Rescue:  $74,151.00 ($764.44 per Unit for 97 units or $963.00 per Unit for 
77 units).  

 
(f) General Government: $40,964.00 ($422.31 per Unit for 97 units or $532.00 per 

Unit for 77 units) 
 
Total Cash Proffers are $2,620,000 ($27,010.31  per Unit for 97 units or $34,026.00 per Unit 
for 77 units) 
 
Total In-Kind Proffers: $1,057,249.09 ($10,899.48 per Unit for 97 units or $13,730.00 for 77 
units) 

 
Total Cash Proffers and In-kind Contributions are $3,677,249.09 ($37,909.78 per Unit for 97 
units or $47,756.00 Per Unit for 77 units) 

  
7.  Covenants.  The Applicant, prior to developing the Property, shall encumber the Property 
with a declaration of conditions, covenants, restrictions, and easements for the purpose of (a) 
protecting the value and desirability of the property; (b) facilitating the planning and development 
of the development in a unified and consistent manner; and (c) providing for the installation, 
maintenance, and repair for all landscaping, on-site amenities, open space, and other common 
areas.  The Applicant will also create a property or homeowner’s association as a non-stock 
corporation under the laws of Virginia that will provide and ensure oversight and structure for 
services provided, quality standards, intercampus relationships, and common area maintenance.  
 
8.  Fire Sprinklers in Residential Units.  The Applicant agrees to offer as an option to 
purchasers of any of the Units, but not as a requirement, fire sprinkler systems within said Units.  
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In no event shall these fire sprinkler systems be a requirement for purposes of construction and/or 
permitting, but rather only an option payable by purchasers of the Units.   
 
9. Environmental Impact Mitigation.  The Applicant proffers the following for any lot 
depicted on the GDP as being located within a Critical Resource Protection Area (“CRPA”): 
 

(a) Subsequent to the issuance of a building permit and prior to the issuance of an 
occupancy permit for the construction of a single-family dwelling on any 
residential lot or parcel with lot lines within the CRPA, a sign shall be installed by 
the developer identifying the landward limits of the CRPA and notification will be 
provided to the County Zoning Administrator after completion. Such signs shall 
conform to the Critical Resource Protection Area Signage Policy and shall be 
installed at the expense of the developer in accordance with the Critical Resource 
Protection Area Signage Policy. 

 
(b) No certificate of occupancy shall be issued for a single-family dwelling on any 

residential lot or parcel with lot lines within the CRPA until the installation of any 
required plant materials is completed and documentation of such is submitted to the 
County Zoning Administrator. 

 
(c) The deeds for such lots shall include deed restrictions providing the following: 

 
i. The property owner shall be responsible for the maintenance and 

replacement of all vegetation as may be required by the provisions of the 
County’s Chesapeake Bay Preservation Area Overlay District. 

ii. Plant material within the CRPA shall be tended and maintained in healthy 
growing condition and free from refuse and debris at all times. 

iii. Diseased plant materials shall be replaced during the next planting season, 
as may be required by the provisions of the County’s Chesapeake Bay 
Preservation Area Overlay District.   

iv. No certificate of occupancy shall be issued until the installation of any plant 
materials required by the County’s Chesapeake Bay Preservation Area 
Overlay District is completed and documentation of such is submitted to the 
County Zoning Administrator. 

 
10. Historic Preservation.  The Applicant agrees to perform a Phase 1 Archeology Study on 
the Property if historical artifacts are discovered during development of the Property, and to 
perform a Phase 2 Archeology Study on the Property if required by the said Phase 1 Archeology 
Study.   
 
11. Miscellaneous. The Applicant agrees to provide the following proffers: 
 

(a) Proposed development shall be limited to 97 single-family detached dwelling units. 
 

(b) Open Space Parcels “A” (outside the VEPCO easement) and “D” shall include a 
20-foot street buffer, consisting of a double row of evergreen trees, between 
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residential lots and along the Winding Creek Road right-of-way, as shown on the 
GDP. 
 

(c) Open Space Parcel “C” shall include a variable width street buffer, consisting of a 
double row of evergreen trees, between residential lots and along the Winding 
Creek Road right-of-way, to the maximum extent allowed by the lot configuration 
generally as shown on the GDP. 
 

(d) Each building permit shall be reviewed for consistency with the Neighborhood 
Development Standards Plan, specifically the single-family dwelling building 
standards. 

 
(e) Driveways shall maintain a minimum distance of at least 20 feet from the edge of 

the sidewalk abutting the lot line to the garage. 
 
(f) Each lot shall contain foundation landscaping and at least one (1) tree shall be 

provided in the rear yard, with a 1" caliper or 6-8' tall  at planting. 
 

(g) A Phase 1 Cultural Resource Study shall be completed if evidence of cultural 
resources is found on the property during development; a Phase II Study will also 
be completed if warranted by the results of the Phase I Study. 

 
(h) A sign shall be placed on the property line of TM 29-5C, facing the existing 

terminus of Fireberry Boulevard, within 30 days of  the approval of the 
reclassification application, stating that the roadway will be extended through to 
the Winding Creek development. 

 
(i) Open Space Parcel “E” shall be dedicated to the County upon recordation of the 

first section of the subdivision. 
 

(j) The Applicant will install and construct a tot lot in the location shown on the GDP. 
 

(k) The Applicant agrees to provide a landscape buffer between Lot 44 and the 
adjacent property owner, as shown on the GDP. 
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APPLICANT ACKNOWLEDGMENT & CONSENT 
 

Winding Creek Owner, LLC,  
a Virginia limited liability company  
 
 
By: ______________________________________ 
Name: ____________________________________ 
Title: _____________________________________ 

 
 
STATE/COMMONWEALTH OF_____________________,  
CITY/COUNTY OF __________________, to wit: 
 
 The foregoing instrument was acknowledged before me this ___ day of ________, 2014, 
by _________________, _________________ of Winding Creek Owner, LLC, on behalf of said 
company.   
 
      _______________________________________ 
        Notary Public 
My Commission expires: __________________ 
Notary Registration number: _______________ 
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OWNERS ACKNOWLEDGMENT & CONSENT 
 

  
     The Earl F. Musselman Trust created November 28, 2001 

 
BY: __________________________________________ 

John J. Musselman, Trustee 
 

 
STATE/COMMONWEALTH OF_____________________,  
CITY/COUNTY OF __________________, to wit: 
 
 The foregoing instrument was acknowledged before me this ___ day of ________, 2014, 
by John J. Musselman, Trustee for The Earl F. Musselman Trust created November 28, 2001.   
 
      _______________________________________ 
        Notary Public 
My Commission expires: __________________ 
Notary Registration number: _______________ 
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BY: ______________________________________ 

John Jeffrey  Musselman 
 

 
STATE/COMMONWEALTH OF_____________________,  
CITY/COUNTY OF __________________, to wit: 
 
 The foregoing instrument was acknowledged before me this ___ day of ________, 2014, 
by John Jeffrey Musselman.   
 
      _______________________________________ 
        Notary Public 
My Commission expires: __________________ 
Notary Registration number: _______________ 
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       By: __________________________ 
        Jenifer Jo Musselman  
 
 
STATE/COMMONWEALTH OF_____________________,  
CITY/COUNTY OF __________________, to wit: 
 
 The foregoing instrument was acknowledged before me this ___ day of ________, 2014, 
by Jenifer Jo Musselman.   
 
      _______________________________________ 
        Notary Public 
My Commission expires: __________________ 
Notary Registration number: _______________ 
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By: __________________________ 
        Jodi Janelle Schopfel  
 
 
STATE/COMMONWEALTH OF_____________________,  
CITY/COUNTY OF __________________, to wit: 
 
 The foregoing instrument was acknowledged before me this ___ day of ________, 2014, 
by Jodi Janelle Musselman.   
 
      _______________________________________ 
        Notary Public 
My Commission expires: __________________ 
Notary Registration number: _______________ 
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By: __________________________ 
        William Gerald Musselman  
 
 
STATE/COMMONWEALTH OF_____________________,  
CITY/COUNTY OF __________________, to wit: 
 
 The foregoing instrument was acknowledged before me this ___ day of ________, 2014, 
by William Gerald Musselman.   
 
      _______________________________________ 
        Notary Public 
My Commission expires: __________________ 
Notary Registration number: _______________ 
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EXHIBIT A 
 
 

Generalized Development Plan 
 

See attached “Winding Creek Generalized Development Plan” dated November 7, 2014, and 
prepared by Bowman Consulting 
 
 
 
 
62129806224776-1  039798.00001 
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D R A F T 
 

For Discussion Purposes 
Only 

 
 
 
 

STAFFORD COUNTY, VIRGINIA 
 

PROFFER STATEMENT  
 
Applicant:    Winding Creek Owner, LLC  
 
Property Owners: TM 29-4: John J Musselman, Trustee of the Earl F. Musselman 

Trust; and 
TM 29-5C: John J Musselman, Trustee of the Earl F. Musselman 
and John Jeffrey Musselman, Jenifer Jo Musselman, Jodi Janelle 
Schopfel and William Gerald Musselman   

 
Property: Tax Parcels 29-4 and 29-5C 
 
Rezoning Request:  From A-1 to R-1 
 
Project Name: Winding Creek 
 
Date:     November 16, 2014 
 
County File No.  RC   1400221 
    CUP 1400222 
 

 
1. General Requirements.  
 

(a) The following proffers are being made pursuant to Sections 15.2-2298 and 15.2-
2303, et al. of the Code of Virginia (1950), as amended, and Section 28-161, et seq. of the 
Stafford County Zoning Ordinance. The proffers provided herein are the only proffered 
conditions offered in this rezoning application, and any prior proffers to which the Property (as 
generally defined above and shown on the GDP) may be subject to or previously offered with the 
Applicant’s application or otherwise previously proffered are hereby superseded by these 
proffers, and further said prior proffers are hereby void and of no further force and effect.  In 
addition and notwithstanding the foregoing, the proffers provided hereunder are conditioned 
upon and become effective only in the event the Applicant’s rezoning application No. RC 14-
00221 and associated conditional use permit application CUP14-00222 are approved (including 
through applicable appeal periods) by the Stafford County Board of Supervisors (the “County”).  
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(b) Subject to the terms hereunder, the Property will be developed in accordance with 
that certain generalized development plan entitled “Winding Creek Generalized Development 
Plan” dated May 12, 2014, last revised November 7, 2014, prepared by Bowman Consulting, 
attached hereto as Exhibit A (the “GDP”), which plan includes a clustered development with a 
maximum of ninety-seven (97) single family detached units (“Units” or Unit”). The proffers 
provided herein apply only to the clustered development plan and applicable density shown on 
the GDP.        

 
(c) For purposes of the final site plan, which will supersede the GDP, proposed parcel 

lines, parcel sizes, building envelopes and footprints, access points, building sizes, building 
locations, public road locations, private driveway, road and travel way locations, interparcel 
connectors, RPAs and wetland areas, utility locations, storm water management facilities, and 
dimensions of undeveloped areas shown on the GDP may be relocated and/or amended from 
time-to-time by the Applicant to address final development, engineering, and design 
requirements and/or compliance with federal or state agency regulations including, but not 
limited to, VDOT, DEQ, Army Corps of Engineers, etc., and compliance with the requirements 
of the County’s applicable development regulations and design standards manual.  

 
2.    Architecture & Materials.  For purposes of the proposed development, the architectural 
design of the Units shall be in general accordance with Sheets 10 & 11of the GDP (the 
“Renderings”).  The Renderings are illustrative only and do not depict the final elevations for 
this project.  In this regard, the Renderings depict (i) a commitment to a general type, character, 
and quality of architectural design, details and materials; and (ii) the general types of 
architectural and decorative elements and features.  In addition, the Units will specifically 
include the following: 
 

(a) The front elevation of 75% of the Units will consist of a minimum of 60% brick, 
natural stone, or cultured stone (excluding doors, windows and garages). All homes will include 
beaded vinyl and Applicant will offer fiber cement siding as an option to buyers.    

 
(b)  The side elevation facing the street of a Unit on a corner lot will have at least two 

operable windows. 
 
(c)  All Units will have brick or stone to grade on any side facing a street (including 

corner lots).   
 
(d)  The same elevation may not be repeated within three (3) Units of each other.  For 

example, for the same elevation to be repeated in close proximity there must be at least three (3) 
houses with completely different elevations between them, including if the repeated elevation is 
across the street. 

 
(e)  All Units will include architectural shingles only at the time of new construction. 

Thereafter, the homeowner’s association, as described below, will need to approve shingle 
replacements.  
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(f) All Units will include pitched  roofs symmetrically sloped no less than 5:12, 
except that porches and attached sheds may be no less than 2:12 and all Units will avoid 
continuous roof planes on the front side of dwellings by incorporating gables as depicted on the 
Renderings.  
  
3.   Entrance Features.  The Applicant agrees to construct an entrance monument out of 
brick or stone utilized in the development. The client has attached a rendering which reflects the 
general architectural features and materials of the entrance sign. 
 
4.   Transportation.  The Applicant, subject to necessary County and VDOT approvals for 
the development of the project, agrees to provide the following in-kind transportation proffers, 
all as generally shown on the GDP:  
 

(a)  The Applicant agrees to dedicate 0.84 acres of right of way along Winding Creek 
Road to widen the right of way to a width of sixty feet (60'), all in the areas generally shown on 
the GDP.  This dedication is an in kind proffer with a value of $74,341.98.  

 
(b) The Applicant agrees to dedicate 0.78 acres of right of way for the relocation of 

Embrey Mill Road, all in the areas generally shown on the GDP.  This dedication is an in kind 
proffer with a value of $69,031.84.       

 
(c) The Applicant agrees to construct a sidewalk to Winding Creek Road and a 

crosswalk connecting the east and west sides of Winding Creek Road, all in the areas generally 
shown on the GDP.  Such improvements are not otherwise required for the purpose of this 
development and are an in kind transportation proffer. 

 
(d) The Applicant agrees to provide an interparcel connection to Fireberry Boulevard, 

all as shown on the GDP.  
 
(e) The monetary value of all transportation improvements (not otherwise required 

for the development) and/or dedications of right of way, as provided above under this Section 4, 
are an in kind transportation proffer for purposes of this rezoning with an aggregate value of 
$143,373.82. These in-kind proffers may qualify as a credit toward and offset any transportation 
impact fees assessed against the Property for purposes of this rezoning, all as may be applicable 
under state code and County ordinance. Any said dedications and/or improvements shall be 
provided as part of a final subdivision plan for the Property.       
 
5. Land Dedication.  The Applicant shall dedicate approximately 10.326 acres of land 
labeled as “Open Space Parcel E” on the GDP to the County for any use deemed appropriate by 
the County. Said dedication shall occur upon final subdivision plan of the Property.  The fair 
market value of this dedication is approximately $913,875.27.    
 
6. Cash Contribution.  For purposes of this rezoning and in addition to other proffers 
described hereunder, the Applicant agrees to pay $2,620,000 in aggregate cash proffers, all as 
described in more detail below.  These cash proffers are also subject to annual increases to be 
calculated on a yearly basis commencing two (2) years after the date of final County approval of 
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this proffer statement.  Such increases shall be calculated by multiplication of the Marshall-Swift 
Index and not the Consumer Price Index of the Department of Labor Statistics for the current 
year by the original per unit cash proffer amount.  All cash proffers shall be paid by the 
Applicant  upon the issuance of a final certificate of occupancy by the County for each Unit (e.g. 
97 single family detached units).   
 
These voluntary cash proffers, paid by the Applicant to the County, shall be allocated based on 
the following: 
 

(a) Schools: $1,616,923.00 ($16,669.31 per Unit for all 97 units or $20,999.00 per 
Unit for 77 units (less 20 by right).    

  
(b)    Parks & Recreation:  $0.00  

  
(c) Transportation: $830,437.00 ($8,561.21 per Unit for 97 units or $10,785.00 per 

Unit for 77 units) 
  

(d) Libraries: $57,519 ($593.00 per Unit for 97 units or $747.00 per Unit for 77 
units)    

 
(e) Fire & Rescue:  $74,151.00 ($764.44 per Unit for 97 units or $963.00 per Unit 

for 77 units).  
 

(f) General Government: $40,964.00 ($422.31 per Unit for 97 units or $532.00 per 
Unit for 77 units) 

 
Total Cash Proffers are $2,620,000 ($27,010.31  per Unit for 97 units or $34,026.00 per Unit 
for 77 units) 
 
Total In-Kind Proffers: $1,057,249.09 ($10,899.48 per Unit for 97 units or $13,730.00 for 77 
units) 

 
Total Cash Proffers and In-kind Contributions are $3,677,249.09 ($37,909.78 per Unit for 
97 units or $47,756.00 Per Unit for 77 units) 

  
7.  Covenants.  The Applicant, prior to developing the Property, shall encumber the 
Property with a declaration of conditions, covenants, restrictions, and easements for the purpose 
of (a) protecting the value and desirability of the property; (b) facilitating the planning and 
development of the development in a unified and consistent manner; and (c) providing for the 
installation, maintenance, and repair for all landscaping, on-site amenities, open space, and other 
common areas.  The Applicant will also create a property or homeowner’s association as a non-
stock corporation under the laws of Virginia that will provide and ensure oversight and structure 
for services provided, quality standards, intercampus relationships, and common area 
maintenance.  
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8.  Fire Sprinklers in Residential Units.  The Applicant agrees to offer as an option to 
purchasers of any of the Units, but not as a requirement, fire sprinkler systems within said Units.  
In no event shall these fire sprinkler systems be a requirement for purposes of construction 
and/or permitting, but rather only an option payable by purchasers of the Units.   
 
9. Environmental Impact Mitigation.  The Applicant proffers the following for any lot 
depicted on the GDP as being located within a Critical Resource Protection Area (“CRPA”): 
 

(a) Subsequent to the issuance of a building permit and prior to the issuance of an 
occupancy permit for the construction of a single-family dwelling on any 
residential lot or parcel with lot lines within the CRPA, a sign shall be installed by 
the developer identifying the landward limits of the CRPA and notification will be 
provided to the County Zoning Administrator after completion. Such signs shall 
conform to the Critical Resource Protection Area Signage Policy and shall be 
installed at the expense of the developer in accordance with the Critical Resource 
Protection Area Signage Policy. 

 
(b) No certificate of occupancy shall be issued for a single-family dwelling on any 

residential lot or parcel with lot lines within the CRPA until the installation of any 
required plant materials is completed and documentation of such is submitted to 
the County Zoning Administrator. 

 
(c) The deeds for such lots shall include deed restrictions providing the following: 

 
i. The property owner shall be responsible for the maintenance and 

replacement of all vegetation as may be required by the provisions of the 
County’s Chesapeake Bay Preservation Area Overlay District. 

ii. Plant material within the CRPA shall be tended and maintained in healthy 
growing condition and free from refuse and debris at all times. 

iii. Diseased plant materials shall be replaced during the next planting season, 
as may be required by the provisions of the County’s Chesapeake Bay 
Preservation Area Overlay District.   

iv. No certificate of occupancy shall be issued until the installation of any 
plant materials required by the County’s Chesapeake Bay Preservation 
Area Overlay District is completed and documentation of such is 
submitted to the County Zoning Administrator. 

 
10. Historic Preservation.  The Applicant agrees to perform a Phase 1 Archeology Study on 
the Property if historical artifacts are discovered during development of the Property, and to 
perform a Phase 2 Archeology Study on the Property if required by the said Phase 1 Archeology 
Study.   
 
11. Miscellaneous. The Applicant agrees to provide the following proffers: 
 

(a) Proposed development shall be limited to 97 single-family detached dwelling 
units. 
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(b) Open Space Parcels “A” (outside the VEPCO easement) and “D” shall include a 

20-foot street buffer, consisting of a double row of evergreen trees, between 
residential lots and along the Winding Creek Road right-of-way, as shown on the 
GDP. 
 

(c) Open Space Parcel “C” shall include a variable width street buffer, consisting of a 
double row of evergreen trees, between residential lots and along the Winding 
Creek Road right-of-way, to the maximum extent allowed by the lot configuration 
generally as shown on the GDP. 
 

(d) Each building permit shall be reviewed for consistency with the Neighborhood 
Development Standards Plan, specifically the single-family dwelling building 
standards. 

 
(e) Driveways shall maintain a minimum distance of at least 20 feet from the edge of 

the sidewalk abutting the lot line to the garage. 
 
(f) Each lot shall contain foundation landscaping and at least one (1) tree shall be 

provided in the rear yard, with a 1" caliper or 6-8' tall  at planting. 
 

(g) A Phase 1 Cultural Resource Study shall be completed if evidence of cultural 
resources is found on the property during development; a Phase II Study will also 
be completed if warranted by the results of the Phase I Study. 

 
(h) A sign shall be placed on the property line of TM 29-5C, facing the existing 

terminus of Fireberry Boulevard, within 30 days of  the approval of the 
reclassification application, stating that the roadway will be extended through to 
the Winding Creek development. 

 
(i) Open Space Parcel “E” shall be dedicated to the County upon recordation of the 

first section of the subdivision. 
 

(j) The Applicant will install and construct a tot lot in the location shown on the 
GDP. 
 

(k) The Applicant agrees to provide a landscape buffer between Lot 44 and the 
adjacent property owner, as shown on the GDP. 
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APPLICANT ACKNOWLEDGMENT & CONSENT 
 

Winding Creek Owner, LLC,  
a Virginia limited liability company  
 
 
By: ______________________________________ 
Name: ____________________________________ 
Title: _____________________________________ 

 
 
STATE/COMMONWEALTH OF_____________________,  
CITY/COUNTY OF __________________, to wit: 
 
 The foregoing instrument was acknowledged before me this ___ day of ________, 2014, 
by _________________, _________________ of Winding Creek Owner, LLC, on behalf of said 
company.   
 
      _______________________________________ 
        Notary Public 
My Commission expires: __________________ 
Notary Registration number: _______________ 
 
  

7 
 

Attachment 1 
Page 23 of 34



OWNERS ACKNOWLEDGMENT & CONSENT 
 

  
     The Earl F. Musselman Trust created November 28, 2001 

 
BY: __________________________________________ 

John J. Musselman, Trustee 
 

 
STATE/COMMONWEALTH OF_____________________,  
CITY/COUNTY OF __________________, to wit: 
 
 The foregoing instrument was acknowledged before me this ___ day of ________, 2014, 
by John J. Musselman, Trustee for The Earl F. Musselman Trust created November 28, 2001.   
 
      _______________________________________ 
        Notary Public 
My Commission expires: __________________ 
Notary Registration number: _______________ 
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BY: ______________________________________ 

John Jeffrey  Musselman 
 

 
STATE/COMMONWEALTH OF_____________________,  
CITY/COUNTY OF __________________, to wit: 
 
 The foregoing instrument was acknowledged before me this ___ day of ________, 2014, 
by John Jeffrey Musselman.   
 
      _______________________________________ 
        Notary Public 
My Commission expires: __________________ 
Notary Registration number: _______________ 
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       By: __________________________ 
        Jenifer Jo Musselman  
 
 
STATE/COMMONWEALTH OF_____________________,  
CITY/COUNTY OF __________________, to wit: 
 
 The foregoing instrument was acknowledged before me this ___ day of ________, 2014, 
by Jenifer Jo Musselman.   
 
      _______________________________________ 
        Notary Public 
My Commission expires: __________________ 
Notary Registration number: _______________ 
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By: __________________________ 
        Jodi Janelle Schopfel  
 
 
STATE/COMMONWEALTH OF_____________________,  
CITY/COUNTY OF __________________, to wit: 
 
 The foregoing instrument was acknowledged before me this ___ day of ________, 2014, 
by Jodi Janelle Musselman.   
 
      _______________________________________ 
        Notary Public 
My Commission expires: __________________ 
Notary Registration number: _______________ 
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By: __________________________ 
        William Gerald Musselman  
 
 
STATE/COMMONWEALTH OF_____________________,  
CITY/COUNTY OF __________________, to wit: 
 
 The foregoing instrument was acknowledged before me this ___ day of ________, 2014, 
by William Gerald Musselman.   
 
      _______________________________________ 
        Notary Public 
My Commission expires: __________________ 
Notary Registration number: _______________ 
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EXHIBIT A 
 
 

Generalized Development Plan 
 

See attached “Winding Creek Generalized Development Plan” dated November 7, 2014, and 
prepared by Bowman Consulting 
 
 
 
 
6224776-1  039798.00001 
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Waters of the U.S. and Wetlands Summary Table1

Classification2 Length (LF) Area (SF) Area (Ac) 

Perennial Streams (R3) 466 N/A N/A 

Intermittent Streams (R4) 1,140 N/A N/A 

Palustrine Forested Wetlands (PFO) N/A 27,004 0.62 

Total Waters of the U.S. 1,606 27,004 0.62 
1 The amount of waters of the U.S. and wetlands indicated in the table reflects the amount located within the Project limits. 
2 Stream classifications are based on field assessments by BCG in March and April, 2014 using the NCDWQ Identification 
Methods for the Origins of Intermittent and Perennial Streams (Version 4.11, September 2010), as approved for use by 
Stafford County. 

9. The site-specific Critical Resource Protection Area (CRPA) boundary depicted on this Plan is 
based on the results of the wetland delineation (Report and Map dated April 25, 2014) and 
perennial flow evaluation and CRPA determination (Report and Map dated April 25, 2014) 
studies conducted by BCG for the Project. These boundaries should be considered preliminary 
until approved by Stafford County. In accordance with Section 28-62(b)(1) of the County’s 
Chesapeake Bay Preservation Area (CBPA) Policy and the Virginia Department of Conservation 
and Recreation’s Resource Protection Areas: Nontidal Wetlands, Guidance on the Chesapeake 
Bay Preservation Area Designation and Management Regulations, the CRPA boundary depicted 
on this Plan is mapped 100-feet upslope or landward of the surveyed perennial stream 
boundaries (Stream A up to the R3/R4 transition point, located approximately 20 feet 
downstream of Flags A29/A30, and Stream F (Austin Run)). The site-specific CRPA 
encompasses approximately 2.8 acres of the Project.

10. An evaluation of the likelihood of Federal and State-listed threatened and endangered species 
occurring on, or in the vicinity of, the Project was conducted by BCG based on information 
obtained from the U.S. Fish and Wildlife Service (F&WS), the Virginia Department of 
Conservation and Recreation (DCR), and the Virginia Department of Game and Inland Fishers 
(DGIF) (Report dated April 25, 2014). Additionally, a habitat assessment and field survey for the 
State-listed endangered and Federal-listed threatened small whorled pogonia (Isotria 
medeoloides) was conducted at the Project on June 25, 2013 by Mr. Phillip Abell of BCG, who is 
on F&WS Virginia Field Office’s list of qualified surveyors for this plant; no individuals or colonies 
of the small whorled pogonia were observed within the Project area during the field survey 
(Report dated July 31, 2013). Based on existing habitat conditions, and the evaluations for those 
identified Federal and State-listed species and the results of the small whorled pogonia survey, 
the potential for occurrences of or potential impacts to listed species is considered low, and no 
Federal or State-listed threatened or endangered species are anticipated to be adversely 
affected by this Project. 

11. Based on a review of the Virginia Department of Historic Resources (DHR) Virginia Cultural 
Resource Information System (V-CRIS) (https://vcris.dhr.virginia.gov/vcris/), no known 
archaeological sites or architectural resources or existing structures are located within the 
Project area. DHR ID# 089-5220 (Embrey-English Cemetery) is identified offsite approximately 
0.13-mile west of the Project on Parcel 29-9C; according to the DHR Architectural Survey Form, 
this resource is recommended as not eligible for listing on the National Register of Historic 
Places (NRHP). Another cemetery – Garrison Family Cemetery #1 – was identified just offsite to 
the southeast, as shown on this Plan. Adverse impacts to historic resources are not anticipated 
to result from this Project. 

12. Minor impacts to environmentally sensitive features (wetlands and streams) are proposed with 
the development the Project; however, these impacts will be within the thresholds of the Virginia 
Water Protection (VWP) General Permit WP4 and the State Program General Permit (12-SPGP-
01).  If permanent impacts exceed 300 linear feet of stream channel and/or 0.1 acre of wetlands, 
appropriate compensatory mitigation will be provided through the purchase of wetland and/or 
stream credits from USACE and DEQ-approved mitigation bank(s), or as otherwise required by 
the USACE and DEQ permits.  No impacts are proposed to the onsite CRPA, nor are any 
adverse impacts to threatened and endangered species, critical habitat, or historic resources 
anticipated to result from this Project.

NOTES:

1. The approximately 63.1-acre Winding Creek Project is identified as Tax Map 29, Parcels 4 and 5C, 
and is located at 327 Winding Creek Road, approximately 0.6 mile north of its intersection with 
Courthouse Road, in Stafford County, Virginia. The Project is generally located at 38°27'10"N 
Latitude and -77°26'59"W Longitude on the Stafford, Virginia USGS Quadrangle Map.  

2. Property boundaries, existing conditions mapping, and general development plan layout provided 
by Bowman Consulting Group, Ltd. (BCG). Topographic Information obtained from the Stafford 
County GIS. 

3. The Project area is generally comprised of medium-aged mixed-hardwood forest, with 
medium-aged coniferous forest located within the central, western, and southern portions of the 
Project area. These forested areas are dominated by American beech (Fagus grandifolia), red 
maple (Acer rubrum), sweetgum (Liquidambar styraciflua), and Virginia pine (Pinus virginiana) in 
the overstory, with sparse groundcover dominated by princess pine (Dendrolycopodium obscurum)
and Christmas fern (Polystichum acrostichoides). A small area within the southern portion of the 
Project area is comprised of a residential area with maintained lawn. An existing 335-foot VEPCO 
easement transects the southern portion of the Project from east to west, and Winding Creek 
Road transects the western portion of the Project from north to south. 

4. Soils GIS information was obtained from the USDA Stafford and Kings George Counties Soils 
Survey (USDA Natural Resources Conservation Service, Web Soil Survey 3.1,
http://websoilsurvey.nrcs.usda.gov, Survey Area Data: Version 12, December 13, 2013), and is 
summarized in the Soils Summary Table included on the Plan.  

5. An analysis of topographic mapping obtained from the Stafford County GIS indicates that there are 
slopes of 15 to 25 percent, and slopes greater than 25 percent, located within the Project, as 
shaded on this Plan. 

6. According to FEMA Flood Insurance Rate Map No. 5101540129E (Effective Date February 4, 
2005), a Zone AE floodplain is mapped along Austin Run within the northern portion of the Project, 
as approximated and shown on this Plan.  

7. The waters of the U.S. and wetland boundaries depicted on this Plan and within the Project limits 
were delineated by BCG based on the requirements of the Corps of Engineers Wetlands 
Delineation Manual (1987) and the Regional Supplement to the Corps of Engineers Wetlands 
Delineation Manual: Eastern Mountains and Piedmont (Version 2.0, 2012) (Report and Map dated 
April 25, 2014), and represent those areas that are most likely within the regulatory purview of the 
U.S. Army Corps of Engineers (USACE). These flagged boundaries were field-located by BCG in 
March 2013; survey information is provided at NAD83, Virginia State Plane, North Zone, 4501, 
NAVD88, US Survey Feet. These flagged boundaries should be considered preliminary until 
approved by the USACE during a Jurisdictional Determination.

8. Stream classifications (perennial vs. non-perennial, or intermittent) indicated on this Plan are 
based on a field assessment by BCG conducted in March and April 2014 using the North Carolina 
Division of Water Quality Identification Methods for the Origins of Intermittent and Perennial 
Streams (Version 4.11, September 2010), as approved for use by Stafford County (Report and 
Map dated April 25, 2014). Based on the results of the perennial flow evaluation, Stream A, up to 
the R3/R4 transition point located approximately 20 feet downstream from Flags A29/A30, and the 
entirety of Stream F (Austin Run) within the Project limits should be considered perennial; all other 
stream channels located onsite within the Project limits, should be considered non-perennial, or 
intermittent.

Soils Summary Table

Map Unit Map Unit Name Drainage 
Class 1

National Hydric
Soils List 2

Hydric
Component 

Ae Alluvial land, wet PD Yes Alluvial land, wet (85%)

AlB Appling fine sandy loam,
2 to 6 percent slopes WD No N/A 

AlC2 
Appling fine sandy loam,
6 to 15 percent slopes, 
eroded 

WD No N/A 

AsD Ashlar fine sandy loam, 
6 to 15 percent slopes WD No N/A 

BmB Bourne fine sandy loam,
2 to 6 percent slopes MWD No N/A 

BmC2 
Bourne fine sandy loam,
6 to 10 percent slopes, 
eroded 

MWD No N/A 

CaB2 

Caroline fine sandy 
loam, 
2 to 6 percent slopes, 
eroded 

WD No N/A 

CaC2 

Caroline fine sandy 
loam, 
6 to 10 percent slopes, 
eroded 

WD No N/A 

CaD2 

Caroline fine sandy 
loam, 
10 to 18 percent slopes, 
eroded 

WD No N/A 

CcD3 
Caroline clay loam, 
10 to 18 percent slopes, 
severely eroded 

WD No N/A 

Ce Cartecay fine sandy 
loam SPD Yes 

Cartecay (85%) 
Alluvial land, wet (5%) 

Wehadkee (3%) 

OrB Orange loam, 
2 to 6 percent slopes MWD No N/A 

TeB Tetotum fine sandy loam,
2 to 6 percent slopes MWD No N/A 

1MWD – Moderately Well Drained; PD – Poorly Drained; SPD – Somewhat Poorly Drained; WD – Well Drained; N/A – Not
Applicable 
2 Per National Hydric Soils List for Stafford and King George Counties, Virginia published by USDA NRCS 
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Virginia Dept. of Historic Resources

Legend
Architecture Resources
Architecture Labels
Individual Historic District Properties
Archaeological Resources
Archaeology Labels
USGS GIS Place names

County Boundaries

Title: Date: 3/31/2014  
DISCLAIMER:Records of the Virginia Department of Historic Resources (DHR) have been gathered over many years from a variety of sources and the representation
depicted is a cumulative view of field observations over time and may not reflect current ground conditions.The map is for general information purposes and is not
intended for engineering, legal or other site-specific uses.  Map may contain errors and is provided "as-is".  More information is available in the DHR Archives located at
DHR’s Richmond office.
 
Notice if AE sites:Locations of archaeological sites may be sensitive the National Historic Preservation Act (NHPA), and the Archaeological Resources Protection Act
(ARPA) and Code of Virginia §2.2-3705.7 (10).  Release of precise locations may threaten archaeological sites and historic resources.
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