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A) 250 UNITS 12A.1: CLEVENGER'S CORNER
Bg 530 Ugws DEVELOPMENT DENSITY

C) 750 UNITS

KELLERCO | CLEVENGER'S CORNER DEVELOPMENT | EXHIBIT
DENSITY 6




Route 211

Culpeper County

KELLERCO

FAUQUIER COUNTY GEOGRAPHIC
INFORMATION SYSTEMS

EXHIBIT

7




<¢>‘ Chester Gap »

Flint Hill

Fauquier County

Washington

Amissville

(i

Route 211
Route 211 f/\//‘ Sperryvi“e
Culpeper County
Woodville

Legend

% Village

Highway
Facility
: Elementary School
L High School

Washington Park

@ Amissville landfill

---- Flalwood Recycling Center and landfill

Sperryville Sewage Treatment Plant

*  Washington Waterworks

E’_I cellular telephone antenna site

EXHIBIT
PUBLIC FACILITIES ]

KELLERCO




Roufe 522

Route 641 North to

Year
2004
2010
2015
2020
2025
2030

Route 211

VPD
3,326
3,667
3,952
4237
4,521
4,806

- Annual Growth Rate

Page County

‘Route 211

Sperrvville to Route

322

Year

“Anmual Growth Rate )
| +136%

VDOT DAILY TRAFFIC PROIJ ECTIONS ON ROUTE 21

KELLERCO

VPD

2004 6,113
2010 6,620
2015 7,042
2020 7,465
2025 7,887
2030 8,310

2030

Route 211

Route 522 to Route 729

Year YPD
2004 5,634
2010 6,032
2015 - 16,364
2020 6,696
2025 7,028

7,360

116%

| Annual thh‘ Raté

Route 647 - Route 647
Flint Hill to 2.13 miles east 2.13 miles east of Flint
' ' - Hill to Fauguier County
Year VPD -
2004 619 Year VED
2010 727 2004 577
2015 817 2010 670
2020 906 2015 747
2025 956 2020 825
2030 1.086 o 2025 - 902
Annual Gtowth Rate 12030 979 P _
7 5 < Annual Growth Rate Route 638
) Route 729 to Route 647
Year yPD
2003 40
Route 729

Route 522 to Route 211

Fauquier County

Year

- VPD
810

- ‘Same voluimes on
Route 211

COUNTY

1 CORRIDOR AND SECONDARY ROADS IN RAPPAHANNOCK -

R g M I
> / AIVER, ‘Route 729 -
ol 1 - Route 211 to Route 622
/ " . : ) : T
Year VED
TO WARRENTO! 20 04 792
- 2010 887
2015 966
. . . 2020 1,045
Route 211 2025 1,124
Route 729 to Culpeper Culpeper County 2030 1,203
County _
' Anmal Growth Rate
Year VPD e +1.96%
2004 5,634
2010 6,032
2015 . 6,364
2020 6,696
i 2025 7,028
B 2030 7,360
* Annual Growth Rate -
+1.16%
EXHIBIT

9




Routein.l Route 613 Fauquier County Route 211
Rappahannock County Route 772 to Waterloo Route 229 t0
to Route 229 : Réu te 620 Fauquier County
Year VYPD S
Year VPD 2003 260 Waterloo to Route 211 Year VPD
2004 8,519 2004 13,704
2010 9,647 RT3 % 5%9 2010 15.049
2015 10,586 Route 621 to Route 772 b ' 2015 16,170
2020 11,526 S Waterloo 2020 17,290
2025 12,465 Vear VPD "N\ 2025 18,411
2030 13,405 2003 410 /? ™ % 2030 15,532
Annual Growth Rate — / [772] 613 & Annual Growth Rate
+2.16% Route 613 A 57 e +1.61%
County Line to Route N o T e Fauquier County
621 T Ty @ |
- 10731 o ) ' Route 229
- Y D 293 _ ST
Rappahannock County 253; Wg“o“ S (1 = T ® Route 2;{1} ;o Route
: - — ™ [61 1078 . : % ==
’ " 1054 L %
Y N N W % Year VPD
- Route 621 Cr qi&f [1075] % ig?g g’gig
Route 787 to Route 211 621 gl T ' *
~Rou NG EN\LL i 2015 8,484
RN - F - 2020 9,330
Pl YPD % % 2025 10,175
| 2003 1,400 @ :
v S 1‘@ 2030 11,021
' - & o 1802 Anmial Growth Rate
Route 621 821 ' 3 0
30 A +2.49%
Route 787 to Route 229 h :
= 2 2 182 '
3\ [Year VPD S Route 621
1 003 1,500 13 o Route 229 to Route
' N i Jaffersonton 625
27 25 .
.73 % i N 175 Year VPD
302 = ; 1131 N 2004 2,092
' [B21] % SR [ .| 2010 2,448
)i 5| 2015 2,745
524 @ 'y o 2020 3,041
0 N NP 2025 3,338
Ay ) . - M7 L 71 2030 3,635
Annual Growth Rate
- +2.76%
Culpeper County

KELLERCO

VDOT DAILY TRAFFIC PROJECTIONS FOR ROUTE 211 AND SECONDARY ROADS IN CULPEPER COUNTY

EXHIBIT
Oa




Annual growth rate |
+1.84%

KELLERCO

Leeds Manor Road - Route 691 Wiisdn Road ol 'Waterloo Road
Route 688 Route 691 Route 691 Route 689 to Route 678 Route 678
Route 798 to Route 613 Route 688 to Route 681 Route 681 to Route 691 Route 691 to Warrenton
Year VPD Route 680 E
Year VYPD Year VPD Year VPD 2004 1,429
2010 2,705 _ ' 2015 1,703 2004 2,561
2015 2,912 2020 1,828 2010 2,859
2020 3,120 2025 1,953 2015 3,108
2025 3,328 2030 2,078 2020 3,357
2030 3,535 ‘ : X P 2025 3,605
— _ Annual Growth Rate e | 2030 3,854 p
Annual Growth Rate +1 _7%% . ’ R
+1.66% \ Annual Growth Rate
I— 7 & +1.90%
Rappahannock County A Dy rg. S Taall {7
P, ¥ 2 @
A L
oy Ny (242
g*_ ’ . ":
- E‘:\D@N— .V"‘ ?
i
Culpeper County Pun /
Leeds Manor Rbad '
Route 688 /\
Route 211 to Route 613 _
Year VPD R ' t. 2-]1 enter
2004 2,673 Route 211 P
2010 2,969 Culpeper County to odar_
2015 3,215 Warrenton . - B WSS
2020 3,461 ._
2025 3,708 é% %oDa 1 Route 802 Route 802 Warrenton SCL to
20360 3,951 1 5010 16757 Fauquier Springs to Route 688 to Route Route 744
? Route 688 744
Annual Growth Rate 2015 18,170 Year VPD
+1.81% gg;g ;f;gg‘s‘ Year Year veD || 2003 4.100
f 2030 22’ 411 2003 1,900 2003 2,200

VDOT DAILY TRAFFIC PROJECTIONS FOR ROUTE 211 CORRIDOR AND SECONDARY ROADS IN FAUQUIER COUNTY

EXHIBIT
9b




%

W
Route 522 to Z m
Front Royal Route 229 to
Route 522 to Route 522 to Rappahannock Route 229 to | |Culpeper County]
Route 211 Culpeper County County Fauquier County| | to Warrenton
4,123 6,563 11,150 16,842 19,018+

1\

Ly an

T Warrenton
Rs%fij&ﬁl? Sperryville to // Route 621 \ \\\ et K

R071f t2e9§22 // Route 211 to \\\ ‘\\

Route 802 | —*
// 8,992 Route 621 \\ \
Rap(pézllllint;ock // =5 \\ \\ ‘
// Culpeper ~ Fgggzgr \
County. Route 229 to Culpeper \\ \
// Culpeper County N

A
\

* 13% higher than 16,842

KELLERCO

VDOT 2018 DAILY TRAFFIC PROJECTIONS
FOR ROUTE 211 WHEN CLEVENGER’S
VILLAGE IS BUILT OUT

EXHIBIT

10




B

Route 522 to

»

, ,

Front Royal Route 229 to
Route 641 to Route 522 to Rappahannock R
Route 211 Culpeper County . County
4,692 7,227 13,029

I

Fauquier County
19,084

oute 229 to

to Warrenton

21,846*

L
Culpeper County

/ , =

AW

/1

Route 211 to

7

1
AN

S 1 ' ‘Route 621 \\Route 2 |k
e A [ N
y 10,683 Route 621 \\ ' N\
Rappahannock /
County / 302 \\ i \
/ Culpeper - . \\ Féggzgr \
County-
/ el

* 14.5% higher than 16,842

Warrenton |

\

KELLERCO

VDOT 2028 DAILY TRAFFIC PROJECTIONS
TEN YEARS AFTER BUILDOUT OF
CLEVENGER’S VILLAGE

EXHIBIT

10a




[ BETWEEN 2002-2005

/

211
/

+4%

T~ 16
229

+6%

BETWEEN 2005-2008

/

211

211 /

+4%,

+5%

T~ 159
229

BETWEEN 2008-2010

/

211

211 /

+3%

N

+4%

T 4%
229

BETWEEN 2010-2028

211

/
<

+3%

\ +2%

229

211

KELLERCO

ANNUAL BACKGROUND TRAFFIC GROWTH
RATES APPLIED TO CORRIDOR TRAFFIC

EXHIBIT

11




PHASE I 2005-2006

PHASE 1T 2009 - 2010

PHASE III 2010-2011

PHASE 12004 — 2005 Single Family PHASE II 2006 — 2008 Single Family/Townhouse] PHASE II 2007-2009
Years 1 +2 Dwelling Units Years 3 +4+5 Dwelling Units Years 6+7 B
Phase I Residential Phase II Residential Residential 49+ 49 Du’s
: o Village Retail +50,000 SF 25,000 Less 25,000 SF -
o Village 57 e Village +69 S F. o Civic (Library Expansion) +5,000 SF Site only less 5,000 SF
e Golf Course 20 s Golf Course +188 SF. Village Office +5,000 SF medical 0 Less 5,000 SF
o Manor House 64 e Manor House +37 SF. +15,000 SF general office 15,000 SF No Change
¢ Community Center 100 o Community Center +126 S F. o Office Park 50,000 SF 50.000 No Change
e Rural 49 e Rural +47 S.F. .
° Village +43 T.H. See Exhibit 23b
Total Phase I Residential 290 275 Total Phase II Residential 510 450 Less 60DU’s
Bank 3,500 SF *  Village Retail 130,000 SF 55,000 Less 75,000 SF
Bank 3,500 SF * Civic (Library) 5,000 SF Site only less 5,000 SF
Sit down Restaurant 8,000 SF o Daycare Center 5,000 SF Site only less 5,000 SF
. . . e Park and Ride Lot Relocated No Change
Total Phase I Village Retail/Commercial 15,000 SF 15,000 SF No Change
See Exhibit 23 See Exhibit 23a
NOTE 1: Since the 800 student elementary school would be No Change
opened by the County in 2006, Clevenger’s Village would &
have access to Route 621 in Phase IT
NOTE 2: A Hotel/Conference Center could be built at Not Applicable
Clevenger’s Village which would reduce the SF units,
PHASE IV 2011 - 2012 PHASE IV 2012-2013 PHASE V 2013 -2014 PHASE V 2014-2015 PHASE VI 2015 - 2016 PHASE V12016-2017
vill Village Retail 25,000 + 25,000 SF Village Retail 24,000 + 24,000 SF '
illage Office Park 50,000 No Change Village Office Park +50,000 SF 50,000 Less No Change Village Office Park  +50,000 SF 50,000 No Change
> ] (100,000 total) (150,000 total) (200,000 total)
Village _ Village
e Medical office 0 Less 5,000 SF e Medical office ~ +5,000 SF less 50,000 SF
¢ General office 15,000 No Change e General office  +15,000 SF 14,000 Less 1,000 SF
See Exhibit 23¢
NOTE 1: An 800 student middle
school would be opened by the County
in 2013-2014 with access via Rt. 621.

PHASE VI 2017 —2018

» Village Office Park

+50,000 SF
(250,000 total)

PHASE VII 2018-2019 Total 2004 — 2018

50,000 No Change » Single Family 800 Units

o Retail 195,000 SF

o Civic 10,000 SF

» Office Park 250,000 SF

e Daycare Center 5,000 SF

- Medical Office 15,000 SF

. o General Office 45,000 SF

TOTAL 2005-2019

774 LESS 26 DU’S
144,000 LESS 51,000 SF
SITE ONLY LESS 10.000 SF

250,000 NO CHANGE -
SITE ONLY LESS 5,000 SF
0 LESS 15,000 SF
44,000 LESS 1,000 SF

KELLERCO

PROPOSED JULY 2004 CLEVENGER’S VILLAGE PHASED DEVELOPMENT PLAN VERSUS SEPTEMBER 2003
DEVELOPMENT PLAN (REVISED JULY 2004) ‘

EXHIBIT
12




\\

Route 229 to Fauquier County to
Rappahannock County Route 229 to Warrenton
22,940 Fauquier County 41,335
Route 622 36,580 13% increase per VDOT
, PHF: 10%
PHF: 10% l
Route 211 —l . , ' \\ Route 211
to Warrenton
—
Clevenger’s
Village
Route 211 to
Clevenger’s Village Fauquier
20,250 Culpeper County
County
PHF: 10%
Route 621
802
22,950
PHF: 10% 1 802
Route 229
to Culpeper

SOURCE:  Exhibit 34 revised KELLERCO September 2003 traffic impact study for
Clevenger’s Village. See Appendix B
Note: Daily traffic was developed assuming that the PM peak hour factor (PHF)
volumes are 10% of the daily volumes.

KELLERCO

KELLERCO 2018 DALY TRAFFIC
PROJECTIONS AT BUILDOUT OF
CLEVENGER’S VILLAGE

EXHIBIT
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\\

Route 229 to Fauquier County to
Rappahannock County Route 229 to Warrenton
25.440 Fauquier County 46,727
’ Route 622 40,810 14.5% increase per
. PHF: 10%
- PHF: 10% vDor
Route 211 ‘l , \\\ l Route 211
' to Warrenton
Clevenger’s
Village
Route 211 to
Clevenger’s Village
22,470
X Fauquier
PHF: 10% Culpeper County
County
Route 621
Route 621 to | Route 621
802
25,120
PHF: 10% 1802
Route 229
to Culpeper
SOURCE:  Exhibit 36 revised KELLERCO September 2003 traffic impact study for
Clevenger’s Village. See Appendix
Note: Daily traffic was developed assuming that the PM peak hour factor (PHF)
volumes are 10% of the daily volumes.
KELLERCO 2028 DALY TRAFFIC EXHIBIT
KELLERCO PROJECTIONS TEN YEARS AFTER 1 3
BUILDOUT OF CLEVENGER’S VILLAGE d




to Sperryville

A\
I

Route 622 \\\
Route 211
ul | Warrenton I

Route 211

®

%
I

\\\ VDOT 19,018
KELLERCO 41,335

117 m
ESEERCO ;’éig Clevenger’s \\\
) Vill
+106% 20250 —
0
Rowe i [voor  lasa T,
VDOT 8,992 Clevenger’s Village )
+117%
Route 211 to Route 802 \\
KELLERCO

Route 621

T

Culpeper -
County ’ \\\ Fauquler
County

22,950
+155% \\\

Route 621 to Route 802

T | ]
Route 621
_ 802
Route 229 to
Culpeper
COMPARISON OF 2018 VDOT AND EXHIBIT
KELLERCO | gELLERCO DAILY TRAFFIC PROJECTIONS 14




Route 622

A\

\

I

\

Route 611 to Route 802

\

802.

—1

Route 229 to
Culpeper

Route 621

Route 211 _ Route 211 Jll l Warrenfon I
to Sperryville ‘w \
< \\\ vDOT 21,846 m
KELLERCO 46,727 .
VDOT 13,029 | +114% m
KELLERCO 25,440 Clevenger’s \ "
+95% 22’470 Village
+110%
Route 211 t0 | YDOT 19,084 \\\
VDOT 10,683 Clevencer’s Village| KELLERCO. 40,810
+114%
Route 211 to Route 802 \\\
KELLERCO
Route 621 Culpeper -
County \\\ Fauquier
\ 25,120 County
+135%

KELLERCO

COMPARISON OF 2028 VDOT AND
KELLERCO DAILY TRAFFIC PROJECTIONS

EXHIBIT

14a




\

Route 622 \\\ l“
Route 211
Route 211 ? %\ m I Warrenton |

to Sperryville
\\\ VDOT 19,018 III

A

KELLERCO 37,202
0
VDOT 11,150 Clevenger’s \ 6% m v
KELLERCO 20,646 TW3E Village
85% +103%
Route 211 fo VDOT 16,842 \\
vDOT 8,992 Clevenger’s Village KELLERCO 32,922
+96%
Route 211 to Route 802 \\\
KELLERCO
Route 621 Culpeper -
County \\\ Fauquier
\ 30.655 County
+130%
Route 621 to Route 802 \\\
\> «—

Route 621

802

Route 229 to
Culpeper

COMPARISON OF 2018 VDOT AND 10% LESS| EXHIBIT
KELLERCO | gEI 1 ERCO DAILY TRAFFIC PROJECTIONS 15




Route 211

to Sperryville/

Route 622

A\

\

" Route 211

I

o

VDOT 13,029 :
KELLERCO 22,896 Cls;«;nger s
+75% 20,223 illage
-+ 0,
S VDOT

LU

21,846

KELLERCO 42,054

\\\\L VDOT

+93%

\

Route 211 to

19,084 \\\

KELLERCO 36,729

| =)
-

I

vDOT 10,683 Clevenger’s Village 193%
Route 211 to Route 802 RELLERCO \\\
Route 621 Culpeper :
oun Fauquier
\ 22,608 oy \\\ County
R;lnl: 6/;1 to Route 802 \\\
\» <+
» Route 621
B 802
Route 229t0
Culpeper
COMPARISON OF 2028 VDOT AND 10% LESS| EXHIBIT
KELLERCO | KELLERCO DAILY TRAFFIC PROJECTIONS | 154




Route 17

Route 605

-~ Warren
lella;;
o Shep | : ‘o VDOT
A\PT)etn 8US iz
15 | N2 2003 46,000
5129 <
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2 & B 3
Route 211 o B[I; e v 57 P’lv-‘-‘*“i Re "?E 15 ;E
. ) ‘T!I.IIEI 2 x Hg_ri!
f Virgﬁ 2% Pres|
KELLERCO 10%Iess A

daily traffic projections
2018 37,202

44)

SHIFEDILLIE

Warrenton 3
Training Ctr
(US Mil Resv)’ >

it

?a\rlor

v Central ESf
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i ‘é VE K
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A

| .
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8y le003 48,000
i oo b
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KELLERCO

COMPARISON OF SELECTED 2003 VDOT DAILY
VOLUMES TO 2018/2028 KELLERCO 10% LESS
PROJECTED DAILY VOLUMES ON ROUTE 211

EXHIBIT
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