STAFF REPORT
CAROLINE COUNTY PLANNING COMMISSION
CASE NUMBER:
CASE NAME:
LOCATION:
TAX MAP:
ZONING:
ACREAGE:
DISTRICT:
COMP PLAN:

FEBRUARY 25, 2021 REGULAR MEETING

RZ-01-2017
WOODLAWN BELMONT, LLC; BELMONT NORTH II
INTERSECTION OF MONCURE DRIVE & MCDUFF DRIVE, ADJACENT TO BELMONT
83-A-1
PLANNED RESIDENTIAL DEVELOPMENT
184 +/MATTAPONI
COMP PLAN SHOWS THIS AREA AS LOCATED WITHIN THE PRIMARY GROWTH AREA,
DESIGNATED AS PLANNED RESIDENTIAL DEVELOPMENT

REQUEST:
THE APPLICANT IS REQUESTING MODIFICATIONS TO THE PREVIOUSLY ACCEPTED PROFFERS AND DEVELOPMENT
PLAN APPROVED WITH RZ-11-2007, INCLUDING BUT NOT LIMITED TO AMENDMENTS TO 1) MODIFY
INFRASTRUCTURE (ROAD AND UTILITIES), 2) ELIMINATE CERTAIN PROFFERS, INCLUDING TRANSPORTATION
IMPROVEMENTS, 3) MODIFY PREPAYMENT OF UTILITY FEES, 4) INCREASE CASH PROFFERS AND 5) MODIFY THE
LAND DEDICATION AND CONSTRUCTION PROFFERS FOR PUBLIC USES INCLUDING ELIMINATION OF A FIRE
STATION.

AGENCY & DEPARTMENT COMMENTS
BASED UPON THE PROFFER AMENDMENTS SUBMITTED, COMMENTS WERE REQUESTED FROM PUBLIC UTILITIES
AND VDOT ONLY. STAFF HAS NOT RECEIVED COMMENTS AS OF THE TIME OF PREPARATION OF THIS REPORT.

BACKGROUND AND COMPARISON
THE BOARD OF SUPERVISORS ORIGINALLY APPROVED RZ-11-2007 AT THE OCTOBER 9, 2008 BOARD OF
SUPERVISORS MEETING. A COPY OF THE APPROVED PROFFERS AND DEVELOPMENT PLAN ARE INCLUDED AS
ATTACHMENT 1, WHICH ARE CURRENT AND REMAIN IN FULL FORCE AND EFFECT, UNLESS AMENDED BY THE
BOARD OF SUPERVISORS. THE ORIGINAL ZONING REQUEST WAS SUBJECT TO AN EXTENSIVE FISCAL AND
DEVELOPMENTAL ANALYSIS, RESULTING IN THE ACCEPTED PROFFER PACKAGE/DEVELOPMENT PLAN.

RZ-01-2017
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February 25, 2021

IN 2017, WOODLAWN BELMONT, LLC SUBMITTED RZ-01-2017 TO AMEND PROFFERS ASSOCIATED WITH
THE PREVIOUSLY APPROVED REZONING (RZ-11-2007). THE PLANNING COMMISSION HELD A PUBLIC
HEARING IN JUNE OF 2017 AND FORWARDED THE APPLICATION TO THE BOARD OF SUPERVISORS WITH A
RECOMMENDATION OF DENIAL. THE APPLICANT REQUESTED THAT THE CASE BE DEFERRED PRIOR TO
CONSIDERATION OF A PUBLIC HEARING BY THE BOARD OF SUPERVISORS.
THE

APPLICANT HAS A PROSPECTIVE PURCHASER FOR THE PROPERTY AND REQUESTED THAT THE ZONING

AT THE JANUARY 26TH
MEETING, THE BOARD OF SUPERVISORS FORWARDED THE REQUEST BACK TO THE PLANNING COMMISSION
AMENDMENT BE PLACED BACK ON THE

BOARD’S

AGENDA FOR CONSIDERATION.

FOR A NEW PUBLIC HEARING AND RECONSIDERATION DUE TO SIGNIFICANT CHANGES TO THE PROFFER
AMENDMENT SINCE THE PC PUBLIC HEARING IN JUNE 2017.

THE CURRENT ZONING APPLICATION BEFORE YOU FOR CONSIDERATION (RZ-01-2017), PROPOSES TO MODIFY
THE PROFFERS THAT ARE IN PLACE, AS GENERALLY OUTLINED UNDER THE “REQUEST” SECTION ABOVE.
ATTACHMENT 2 CONTAINS THE RECENTLY REVISED PROFFERS AS REQUESTED BY THE APPLICANT, A REVISED
DEVELOPMENT PLAN, TOGETHER WITH A KEY SHEET TO REFERENCE THE REQUESTED CHANGES.
ATTACHMENT 3

CONTAINS A COMPARISON (REDLINE) OF THE CURRENT PROFFERS WITH THE PROPOSED

AMENDED PROFFERS.

STAFF WILL BE
COMMISSION.

RZ-01-2017

A PROFFER ANALYSIS WILL BE FORTHCOMING UNDER SEPARATE COVER.

PRESENT AT THE

FEBRUARY 25TH PC
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MEETING TO DISCUSS THIS FURTHER WITH THE

February 25, 2021

ATTACHMENT 1 – RZ-11-2007-Belmont North II
 Approved Proffers
 General Development Plan

ORIGINAL GDP
(RZ-11-2007)

ATTACHMENT 2 – RZ-01-2017





Revised Proffers
Revised General Development Plan
Key Sheet for Changes
Application

AMENDED AND REVISED PROFFERS
Dated January 12, 2021
Amending that Proffer Statement last dated September 5, 2008
(Rezoning Application RZ 11 2007)
At a regular meeting of the Board of Supervisors of Caroline County, Virginia,
(the “Board”) on Tuesday September 23, 2008, the Board approved the rezoning of that
parcel of property belonging to Frank and Linda Sealy and Mamie and Miles Stuart Terrell,
consisting of 186+/- acres and known as Tax Map Nos. 83-A-1 and 83-A-2 (part)) (the
“Property”) from Rural Preservation (“RP”) to Planned Residential Development (“PRD”),
subject to certain proffers last dated September 5, 2008 (the “Proffers”), all as moreparticularly described in that Resolution of the Board and the Proffers attached thereto
recorded in the Circuit Court Clerk’s Office for Caroline County in Deed Book 976, Page
382.
Woodlawn Belmont, LLC, a Virginia limited liability company, the current
owner of the Property (hereinafter collectively, “Owner” or “Applicant”) desires to amend
the above-described Proffers for the Property and replace them in their entirety with the
following revised proffers. If these amended and revised proffers are approved by the Board,
the Applicant, their successors and assigns, shall develop the Property in accordance with
one or more site plans to be prepared by Applicant and submitted and approved by the
appropriate County officials prior to the issuance of any permits (the “Plans”), and in
substantial conformance with the following conditions pursuant to Section 15.2-2298, et seq.
of the 1950 Code of Virginia, as amended (hereinafter “Code”), and applicable portions of
the Caroline County Zoning Ordinance (hereinafter “Ordinance”). All of these conditions
are voluntarily entered into pursuance to Article XIX, Section 7 of the Ordinance and relevant
sections of the Code.
GENERAL:
1. Except as otherwise set forth herein, the Property shall be developed in
conformance with the Zoning Application including, but not limited to the GDP,
except that additional landscaping (trees & shrub) shall be installed as discussed
at the public hearing.
2. After the unappealable approval of this amended and revised proffer statement,
and within thirty (30) days of receiving written request to do so from the Caroline
County Department of Planning and Community Development, the Applicant

Revised
01/12/21

Amended and Revised Proffer Statement –Belmont North

will record this amended and revised proffer statement with the Caroline County
Circuit Court Clerk’s Office.

3. The Applicant shall construct no more than a total of 526 dwelling units, and of
the 526 dwelling as set forth below:
Single-family detached 227
Villas
44
Age restricted Villas
72
Town homes
183
Total
526
.
USES:
4.

The following uses permitted by right in the Planned Unit Development –
Planned Residential Development (Article XI, Division 2, Section 2 of the
Caroline County Zoning Ordinance) shall be prohibited:
a. Churches.
b. Schools (excepting the acreage to be given and conveyed to the County
pursuant to Section 3 above).
c. Day care centers or day nurseries – however this does not prohibit the
establishment of family day care for 6 to 12 children which is incidental
and subordinate to the principle use of the Property.

UTILITIES
5.

The Property shall be served by Caroline County public water and sewer. The
Applicant, or their agents, shall construct water and sewer systems to service
the planned development on the property at the Applicant’s expense. Public
water and sewer systems shall be designed and constructed in accordance with
Caroline County standards and sound engineering practices. The Applicant
shall have no obligation to install or upgrade facilities to serve properties other
than the Property.

6.

The Applicant shall provide and/or install, at their sole expense, the necessary
looping of water lines and the installation of pumping stations(s) which meet
approval of the Caroline County Public Utilities Department to service the
property.

7.

All water and sewer installations to be provided by the Applicant shall be
completed in accordance with the proffered phasing plan contained herein.

8.

The Applicant shall submit an engineered water model for the Belmont North
project to the County Department of Public Utilities for review and approval at
time of the submission of the first preliminary site plan for the development.
The Department of Public Utilities may require that reasonable and necessary
modifications be made to the water model before it is approved. Once approved,
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the site will be developed in accordance with the water model, and no building
permits shall be granted until the water model is approved.
9.

The Applicant will prepay to the County $394,400 for utility fees (which shall
include connection and availability fees for both water and sewer service(s) for
30 lots at the rate of $13,180 per lot) when the first building permit application
is filed with the County. The Applicant will prepay to the County $394,400 for
utility fees (which shall include connection and availability fees for both water
and sewer service(s) for 30 lots at the rate of $13,180 per lot) when the 31st
building permit application is filed with the County. The Applicant will prepay
to the County $394,400 for utility fees (which shall include connection and
availability fees for both water and sewer service(s) for 30 lots at the rate of
$13,180 per lot) when the 61st building permit application is filed with the
County.

10. The sum of $13,180 shall be credited against the utility fees due for each of the
first 90 lots conveyed by the Applicant to third parties upon such third parties’
application for building permit(s).
11. The Applicant shall install one water stub and one sewer stub on the north side
of Moncure Drive, in the location generally shown on the GDP. The Applicant
shall not be responsible for any utility fees related to the connection and/or use
of said water and/or sewer stub.

TRANSPORTATION
12. The Applicant shall dedicate a right-of-way along Moncure Drive (State Route
716). The following road improvements shall be provided in accordance with
Virginia Department of Transportation (“VDOT”) standards:
a. Dedicate right-of-way of up to forty-five (45) feet from the existing
centerline of Moncure Drive along the entire Moncure Drive frontage of the
Property upon request of Caroline County, but no later than the recordation
of the first section of development that gains access to Moncure Drive.
b. Construct intersection improvements to include deceleration lanes or turn
lanes with associated tapers as may be warranted by established VDOT
standards from Moncure Drive and Dry Bridge Road.
c. Construction traffic may not utilize McDuff Drive.
13.

The Applicant shall construct or cause to be constructed the extension of Dry
Bridge Road as a two-lane travel-ways with adequate drainage to roadside
ditches consistent with other two-lane travel-ways in the County and in
accordance with VDOT standards. Along the southern side of the Dry Bridge
`Road, the Applicant shall install an asphalt path for pedestrian access as shown
on the Trail Plan made a part of the GDP. The asphalt path, which shall be a
minimum of five feet in width, shall tie into the proposed sidewalk system
within the community and have three (3) cross walks to the north side of Dry
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Bridge Road.as shown on the GDP. The Applicant shall dedicate a 60-foot
right-of-way for Dry Bridge Road.
14.

Subject to paragraph 15 below, Dry Bridge Road shall be constructed by the
Applicant from Moncure Drive to the easternmost property line of Belmont
North; and at the County’s request, Dry Bridge Road shall be extended and
constructed to the property line of the Flippo tract by the Applicant.

15.

Dry Bridge Road shall be constructed in conjunction with the phases of the
overall project with its completion to the easternmost Belmont North Property
line to occur by the issuance of the 300th building permit and (if requested by
the County) its completion to the property line of the Flippo tract before the
buildout of the entire Belmont North project. During the development of
Belmont North and the construction of dwellings within it, construction
vehicles will be restricted from entering Belmont North through the Belmont at
Carmel Church subdivision.

16.

Deleted

17.

All roads within the development other than Dry Bridge Road shall have curb,
gutter and sidewalk. Sidewalks will connect Belmont North to Belmont at
Carmel Church and Belmont West.

18.

There shall be no driveways from individual homes accessing Dry Bridge Road.
All homes on Dry Bridge Road shall be served by private service drives as
shown on the GDP and the maintenance thereof shall be the responsibility of
the Homeowner’s Association (“HOA”).

19.

The privately shared driveways along the northern boundary of the project that
are in the configuration of the “eyebrow” loops and that service lots 51 through
54 and lots 95 through 139 as shown on the GDP shall be designed as private,
one-way alleys with bio-retention contained within the median and the
maintenance thereof shall be the responsibility of the HOA

20.

Service roads in the development shall be private and maintenance shall be the
responsibility of the HOA.

21.

A road maintenance agreement shall be recorded in the Office of the Circuit
Court Clerk of Caroline County for each phase of the development that contains
private roads. A copy of the recorded instrument shall be provided to the
County before the release of final bonds.

22.

The proposed interparcel connections shown on the GDP for land bays D, E
and H shall be constructed to the property line as each land bay is developed.

23.

Trails shall be installed in conjunction with the development of each land
bay/phase of development. Trails shall connect to trails within the existing
Belmont at Carmel Church community.

24.

Deleted
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25.

The Applicant shall implement the recommendations provided by VDOT in
response to the TIA for Belmont North prepared by Vernon E. Torney Dated
November 25, 2007, as revised and shall ensure that the traffic impacts caused
solely by the Belmont North development do not degrade the level of service
(LOS) of the existing road network. For purposes of the preceding sentence,
the “existing road network” is defined Moncure Drive, McDuff Road, Cool
Water Drive and Rogers Clark Blvd.

SITE DEVELOPMENT
26.

The Applicant shall restrict the sale of seventy-two (72) of the villas to active
adults - the restriction, shall provide that these villas shall be for individuals age
55 and over in accordance with the Fair Housing Amendments Act of 1988,
and shall be in compliance with all applicable Federal and State Laws.

27.

The Applicant shall reserve the open space in Belmont North in perpetuity via
a deed restriction to prevent future division or development of the property
(other than development related to access to and the installation of utilities, tot
lots, gazebos, trail overlooks, pedestrian trail systems and/or other common
area features shown on the GDP).

28. The phasing plan for this development shall be as follows:
Year 1
150 lots
Year 2
150 lots
Year 3
150 lots
Year 4
76 lots
However, no more than 150 building permits may be applied for in any given
year. The Applicant’s first phase shall be the development of land bays A
and B as shown on the GDP. For purposes of this paragraph “Year 1” shall
commence upon the date of the unappealable approval of the Applicant’s
rezoning application. Year 2 shall commence upon the first anniversary of
such date, etc.
29.

The Applicant working with the County’s Director of Planning agrees to
annually adjust their phasing strategy, if necessary, so as not to exceed the
recommended annual growth rate in the Comprehensive Plan of 3.5%.
Notwithstanding the foregoing, the proffer set forth in the preceding sentence
shall not affect the issuance of building permits for which the Applicant has
paid the initial Payment in accordance with paragraph 9 above.

30.

The mailboxes, street signage and entry features will be uniform and consistent
with those throughout the entire community of Belmont at Carmel Church.

31.

The Applicant will donate one lot within Belmont North to the Caroline County
chapter of Habitat for Humanity, with the stipulation that Habitat for Humanity
in conjunction with Crown Homes (or such other builder selected by the
Applicant) construct a universal design-style EarthCraft Home.
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Recreation
32.

On or before the issuance of the 300th building permit for the project, the
Applicant shall construct a community clubhouse, outdoor swimming pool, two
(2) tennis courts, a volleyball court and multi-purpose play field along with two
(2) tot lots as shown on the GDP. Owners within the Belmont North community
shall be entitled to use the various recreational facilities on the property, subject
to rules and regulations established by the restrictive covenants for the
community or otherwise established by the community’s HOA. In addition,
owners of dwellings within Belmont at Carmel Church shall be entitled to use
the community clubhouse outdoor swimming pool, tennis courts and volleyball
court for a fee set by the Belmont North HOA, which fee shall take into account
the cost to maintain and operate said facilities and other market conditions.

33.

The Applicant shall provide trails around the pond(s), picnic tables and three
(3) gazebos/pavilions around the pond(s). The construction of the facilities
shall occur with the development of the land bay C as shown on the GDP. The
third (3rd) page of GDP shall show the location of the trails and a typical cross
section of the trail design. Notwithstanding anything herein to the contrary, no
structure shall be built within the RPA (other than water- dependent features,
or those otherwise permitted by applicable Federal and State laws).

DRAINAGE/STORMWATER MANAGEMENT
34.

The Applicant shall use low impact development (LID) techniques to the extent
practicable within the development. The exact nature and location of such
techniques shall be determined during the site construction plan process.

35.

Chain link fencing and/or razor/barbed wire fencing shall not be permitted
within the Property.

36.

The Applicant shall install drainage control devices/techniques so that the
project causes no increase from the pre-development flow rate for the 2-year
and 10-year periodic storm into the existing Beaver Pond located off-site
adjacent to Cool Water Drive to the southwest of the Property.

37.

The Applicant shall provide an overall stormwater management concept plan
to the County for approval prior to the issuance of any land disturbance permits
for any phase of this development.

Education
38. Deleted
Public Safety
39.

Deleted
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40. Within one (1) year from the date of the recordation of the plat for the first
section of Belmont North, the Applicant shall acquire (or have an option to
acquire) a parcel consisting of no less than twenty acres. If requested by the
County from the date that the Applicant acquires said property (or obtains an
option on said property), the Applicant shall convey said parcel to the County,
provided that the County certifies in writing that the parcel will be used for
public school purposes only. The site shall be mutually agreeable to the
Applicant and the County Board of Supervisors.

Fiscal
41. In addition to the above proffers, the Applicant agrees to a cash proffer in the
amount of $4.800 per housing unit due at the time of building permit issuance.
42. The cash proffer of $4,800 per dwelling unit shall be adjusted annually on the
anniversary date of the rezoning approval based on the Consumer Price Index
(CPI) for the Commonwealth of Virginia as reported by the U.S. Department of
Labor, Bureau of Labor Statistics, provided that such adjustment does not
exceed that provided in Section 15.2-2303.3 of the Code of Virginia, as
amended.
41.

These proffers, which completely revise and amend and entirely restate the
previously agreed-upon proffers for the Property, are the only proffered
conditions affecting the Property, and they shall be binding upon the heirs,
executors, administrators, assigns and successors in interest of the Applicant.

REMAINDER OF PAGE INTENTIONALLY LEFT BLANK
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The undersigned Owner of record of the Property does hereby voluntarily proffer all of
the conditions stated above, which conditions shall have the effect specified in Section
15.2-2298 of the Code of Virginia (1950), as amended.
Woodlawn Belmont, LLC, Owner/Applicant:
By: __________________________________________________
J. Jeffrey Staples, Member

STATE OF ________________________________
County of ________________________________, to-wit:
I, ___________________________________, a Notary Public in and for the jurisdiction
aforesaid, do hereby certify that J. Jeffrey Staples, a member of Woodlawn Belmont, LLC
whose name is signed to the foregoing Proffers, has acknowledged the same before me in
my County and State as aforesaid.

GIVEN under my hand this ________ day of _______________,2021.

___________________________________________
Notary Public
My Commission Expires: ____________________
Registration Number: _______________________

8

Requested Proffer Changes to Zoning Case RZ-11-2007
1.
2.
3.
4.
5.
6.
7.
8.
9.

10.
11.
12.
13.
14.
15.
16.
17.
18.
19.
20.
21.
22.
23.
24.
25.
26.
27.
28.
29.
30.
31.
32.
33.
34.
35.
36.
37.
38.
39.
40.
41.
42.

No Change
No Change
No Change
No Change
No Change
No Change
No Change
No Change
The Applicate will prepay to the County for the water and sewer (“W&S”) fees for 30 lots at time of the
issuance of the first building permit. With the application of the 31 st building permit, the Applicate will
prepay the W&S fees for next 30 lots. The last prepayment of W&S fees for 30 lots by the Applicate will
be with the application of the 61st building permit. The total prepayments for the 90 lots will be at a rate of
$13,180 per lot
The sum of $13,180 shall be credited against the W&S fees due for each of the first 90 lots conveyed by the
Applicant to third parties, upon such third parties application for building permits.
No Change
Delete the relocation of McDuff Road and deceleration/turn lanes for McDuff Road.
Changes Dry Bridge Road from a 4 lane Boulevard to a 2 lane road with road side ditches. Change
“Boulevard” to “Road”
Change “Boulevard” to “Road”.
Change “Boulevard” to “Road”
Delete
No Change
Change Boulevard to Road
No Change
No Change
No Change
Add at the end of the paragraph – (“If required by the County”).
No Change
Delete
No Change
No Change
No Change
No Change
No Change
No Change
No Change
No Change
No Change
No Change
No Change
No Change
No Change
Delete – see # 41
Delete – see # 41
No Change
Change cash proffers to $4,800 per building permit.
Change Cash Proffer amount to $4,800.
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ATTACHMENT 3
 Comparison Document (redline) of current approved
proffers (RZ-11-2007)and revised proffers (RZ-01-2017).

xix.
Proffers
Rezoning Application RZ-11-2007
AMENDED AND REVISED PROFFERS
Dated April 17, 2008January 12, 2021
Revised Per Planning Commission Work Session May 5, 2008
Revised per Discussions with Applicant May 19, 2008
Revised Per Meeting with VDOT & Applicant on June 16, 2008
As Revised on August 6, 2008 and Last Revised on
Amending that Proffer Statement last dated September 5, 2008
(Rezoning Application RZ 11 2007)
At a regular meeting of the Board of Supervisors of Caroline County, Virginia,
(the “Board”) on Tuesday September 23, 2008, the Board approved the rezoning of that
parcel of property belonging to Frank &and Linda Sealy and Mamie &and Miles StartStuart
Terrell, their successors and/or assigns (hereinafter collectively “Owner” or
“Applicant”), the fee simple owners of the property which is the subject of
rezoning application RZ-11-2007, hereby voluntarily proffer that in the event the
Subject Property (consisting of 186+/- acres and known as Tax Map ReferenceNos. 83-

A-1 and 2 consisting in total of 186+/- acres, more or less is rezoned by the Board
of Supervisors of Caroline County (hereinafter “The Board”) 83-A-2 (part)) (the

“Property”) from Rural Preservation (“RP”) to Planned Residential Development (PRD), in
substantial(“PRD”), subject to certain proffers last dated September 5, 2008 (the

“Proffers”), all as more-particularly described in that Resolution of the Board and the Proffers
attached thereto recorded in the Circuit Court Clerk’s Office for Caroline County in Deed
Book 976, Page 382.
Woodlawn Belmont, LLC, a Virginia limited liability company, the current
owner of the Property (hereinafter collectively, “Owner” or “Applicant”) desires to amend
the above-described Proffers for the Property and replace them in their entirety with the
following revised proffers. If these amended and revised proffers are approved by the Board,
the Applicant, their successors and assigns, shall develop the Property in accordance with
the Zoning Application submitted to the County of Caroline, Virginia, dated 1218-07, and the general development plan (re-zoning plat or “GDP”)one or more

site plans to be prepared by Dewberry & Davis dated November 16, 2007, as
amended, the development of the property shall beApplicant and submitted and

approved by the appropriate County officials prior to the issuance of any permits (the
“Plans”), and in substantial conformance with the following conditions pursuant to Section

Revised
01/12/21
xxi.
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15.2-2298, et seq. of the 1950 Code of Virginia, as amended (hereinafter “Code”), and
applicable portions of the Caroline County Zoning Ordinance (hereinafter “Ordinance”)
unless the amendment or deletion of these proffers shall be approved to by the
Board upon application by the owner or its successor or assigns.”). All of these

conditions are voluntarily entered into pursuance to Article XIX, Section 7 of the Ordinance
and relevant sections of the Code.
GENERAL:
1. The propertyExcept as otherwise set forth herein, the Property shall be
developed in substantial conformance with the Zoning Application including,
but not limited to the GDP, except that additions and additional landscaping
(trees and shrubs& shrub) shall be installed as discussed aat the public hearing.
2. After the unappealable approval of this amended and revised proffer statement,
and within thirty (30) days of receiving written request to do so from the Caroline
County Department of Planning and Community Development, the Applicant
will record this amended and revised proffer statement with the Caroline County
Circuit Court Clerk’s Office.

3. The Applicant shall construct no more than a total of 526 dwelling units, and of
the 526 dwelling as set forth below:
Single-family detached 227
Villas
44
Age restricted Villas
72
Town homes
183
Total
526
.
USES:
4.

4. The following uses permitted by right in the Planned Unit Development –
Planned Residential Development (Article XI, Division 2, Section 2 of the
Caroline County Zoning Ordinance) shall be prohibited:
a. Churches.
b. Schools
b. Schools (excepting the acreage to be given and conveyed to the County
pursuant to Section 3 above).
c. Day care centers or day nurseries – however this does not prohibit the
establishment of family day care for 6 to 12 children which is incidental
and subordinate to the principle use of the propertyProperty.

UTILITIES
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5.

5. The Property shall be served by Caroline County public water and sewer.
The Applicant, or their agents, shall construct water and sewer systems to
service the planned development on the Propertyproperty at the
Applicant’Applicant’s expense. Public water and sewer systems shall be
designed and constructed in accordance with Caroline County standards and
sound engineering practices. The Applicant shall have no obligation to install
or upgrade facilities to serve properties other than the Belmont North
Property.

6.

6. The ApplicantsApplicant shall provide and/or install, at their sole
expense, the necessary looping of water lines and the installation of pumping
stationstations(s) which meet approval of the Caroline County Public Utilities
Department to service the Property.property.

7.

7. All water and sewer installations to be provided by the Applicant shall be
completed in accordance with the proffered phasing plan contained herein.

8.

8. The Applicant shall submit an engineered water model for the Belmont
North project to the County Department of Public Utilities for review and
approval at time of the submission of the first preliminary site plan for the
development. The Department of Public Utilities may require that reasonable
and necessary modificationmodifications be made to the water model before
it is approved. Once approved, the site will be developed in accordance with
the water model, and no building permits shall be granted until the water model
is approved.

9.

9. The Applicant will prepay to the County $1,166,250394,400 for utility
fees (which shall include connection and availability fees for both water and
sewer service(s) for 7530 lots at the current rate of $15,55013,180 per lot).
Said prepayment) when the first building permit application is filed with the
County. The Applicant will prepay to the County $394,400 for utility fees
(which shall be made not later than sixty (60) daysinclude connection and
availability fees for both water and sewer service(s) for 30 lots at the rate of
recordation$13,180 per lot) when the 31st building permit application is filed
with the County. The Applicant will prepay to the County $394,400 for utility
fees (which shall include connection and availability fees for both water and
sewer service(s) for 30 lots at the rate of the final plat for the first
phase/section. $13,180 per lot) when the 61st building permit application is
filed with the County.

10. 10. The sum of $15,55013,180 shall be credited against the utility fees due for
each of the first 7590 lots conveyed by the Applicant to third parties, upon such
third parties’ application for building permit(s).
11. 11. The Applicant shall install one water stub and one sewer stub on the north
side of Moncure Drive, in the locationslocation generally shown on the GDP.
The Applicant shall not be responsible for any utility fees related to the
connection and/or use of said water and/or sewer stubsstub.
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TRANSPORTATION
12. 12. The Applicant shall dedicate a right-of-way along Moncure Drive (State
Route 716) and shall construct intersection improvements, including
the relocation or modification of McDuff Drive (State Route 705) to
align with the proposed intersection of Dry Bridge Road at Moncure
Drive (State Route 716). The following road improvements shall be provided
in accordance with Virginia Department of Transportation ((“VDOT)”)
standards:

a. Dedicate right-of-way of up to forty-five (45) feet from the existing
centerline of Moncure Drive along the entire Moncure Drive frontage of the
subject propertyProperty upon request of Caroline County, but no later
than the recordation of the first section of development that gains access to
Moncure Drive.
b. Construct intersection improvements to include deceleration lanes or turn
lanes with associated tapers as may be warranted by established VDOT
standards from Moncure Drive onto proposed Dry Bridge Road and
from Moncure Drive onto McDuff Drive. Geometric design of the
intersection improvements shall be provided at time of the first
preliminary plan submission for the development. The existing
McDuff Drive intersection shall be modified and relocated to align
with proposedand Dry Bridge Road.
c. Construction traffic may not utilize McDuff Drive.
13.

13. The Applicant shall construct or cause to be constructed the extension of
Dry Bridge Road (herein after the “Boulevard” or “Dry Bridge
Boulevard”) as a four (4) as a two-lane, raised and landscaped median
travel-ways with aadequate drainage ditch along the side(s).to roadside
ditches consistent with other two-lane travel-ways in the County and in
accordance with VDOT standards.
Along the southern side of the
BoulevardDry Bridge `Road, the Applicant shall install an asphalt path for
pedestrian access as shown on the Trail Plan made a part of the GDP. The
asphalt path, which shall be a minimum of five feet in width, shall tie into the
proposed sidewalk system within the community and have three (3) cross walks
to the north side of the Boulevard Dry Bridge Road.as shown on the GDP.
The Applicant shall dedicate a 60-foot right-of-way for Dry Bridge Road.

14.

14. Subject to paragraph 15 below, Dry Bridge BoulevardRoad shall be
constructed by the Applicant from Moncure Drive to the easternmost property
line of Belmont North; and at the County’s request, Dry Bridge
BoulevardRoad shall be extended and constructed to the property line of the
Flippo tract by the Applicant.

15.

15. Dry Bridge BoulevardRoad shall be constructed in conjunction with the
phases of the overall project with its completion to the easternmost Belmont
North Property line to occur by the issuance of the 300th building permit, and
(if requested by the County) its completion to the property line of the Flippo
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tract before the buildout of the entire Belmont North project. During the
development of Belmont North and the construction of dwellings within it,
construction vehiclevehicles will be restricted from entering Belmont North
through the Belmont at Carmel Church subdivision.
16.

Dry Bridge Boulevard shall be designed and constructed with traffic
calming measures provided the same are approved by VDOT and
provided that such measures do not affect the overall density of the
Property or project or otherwise interfere with the number of units or
improvements to be constructed on the Property.

16.

Deleted

17.

17. All roads within the development other than Dry Bridge BoulevardRoad
shall have curb, gutter and sidewalk. Sidewalks will connect Belmont North to
Belmont at Carmel Church and Belmont West.

18.

18. There shall be no driveways from individual homes accessing Dry Bridge
BoulevardRoad. All homes on Dry Bridge BoulevardRoad shall be served
by private service drives, as shown on the GDP and the maintenance thereof
shall be the responsibility of the Home Owner’sHomeowner’s Association.
(“HOA”).

19.

19. The privately shared driveways along the northern boundary of the project
that are in the configuration of the “eyebrow” loops and that service lots 51
through 54 and lots 95 through 139 as shown on the GDP shall be designed as
private, one-way alleys with bio-retention contained within the median and the
maintenance thereof shall be the responsibility of the Homeowners
Association.HOA

20.

20. Service roads in the development shall be private and maintenance shall
be the responsibility of the Home Owners AssociationHOA.

21.

21. A road maintenance agreement shall be recorded in the Office of the
Circuit Court Clerk of Caroline County for each phase of the development that
contains private roads. A copy of the recorded instrument shall be provided to
the County before the release of final bondbonds.

22.

22. The proposed interparcel connections shown on the GDP for land bays D,
E, and H shall be constructed to the property line as each land bay is developed.

23.

23. Trails shall be installed in conjunction with the development of each land
bay/phase of development. Trails shall connect to trails within the existing
Belmont at Carmel Church community.

24.

Deleted

24. 25. The Applicant shall cause Fredericksburg Regional Transit (“FRED”)
or another regional transit company to provide direct service from
Belmont North to the closest Virginia Railway Express (“VRE”) station
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beginning upon the issuance of the 263rd building permit and ending
five years thereafter. In any year that the Applicant is unable to
cause such transit service during said five-year term, the Applicant
proffers the sum of $50,000 per year. (For instance, by way of
example only, in the event the 263rd building permit is issued in year
2010, and in the event that transit service is provided for 2 years
thereafter, but is not provided after said two years, the Application
would pay the sum of $50,000 on the 3rd, 4th and 5th anniversary of
the day that said 263rd building permit was issued.

25.

The applicant shall implement the recommendations provided by the
Virginia Department of Transportation (VDOT) in response to the TIA
for Belmont North prepared by Vernon E. Torney datedDated November 25,
2007, as revised, and shall ensure that the traffic impacts caused solely by the
Belmont North development do not degrade the level of service (LOS) of the
existing road network. For purposes of the preceding sentence, the “existing
road network” is defined Moncure Drive, McDuff Road, Cool Water Drive and
Rogers Clark Blvd.

SITE DEVELOPMENT
26.

26. The Applicant shall restrict the sale of seventy-two (72) of the villas to
active adults - thisthe restriction, shall provide that these villas shall be for
individuals age 55 and over in accordance with the Fair Housing Amendments
Act of 1988, and shall be in compliance with all applicable Federal and State
lawsLaws.

27.

27. The Applicant shall reserve the open space in Belmont North in perpetuity
via a deed restriction to prevent future division or development of the property
(other than development related to access to and the installation of utilities, tot
lots, gazebos, trail overlooks, pedestrian trail systems and/or other common
area features shown on the GDP).

28.

28. The phasing plan for this development shall be as follows; :
Year 1
150 lots
Year 2
150 lots
Year 3
150 lots
Year 4
76 lots
However, no more than 150 building permits may be applied for in any given
year. The Applicant’s first phase shall be the development of land bays A
and B as shown on the GDP. For purposes of this paragraph “Year 1” shall
commence upon the date of the unappealable approval of the Applicant’s
rezoning application,. Year 2 shall commence upon the first anniversary of
such date, etc.

29.

29. The Applicant, working with the County’s Director of Planning, agrees to
annually adjust their phasing strategy, if necessary, so as not to exceed the
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recommended annual growth rate in the Comprehensive Plan of 3.5%.
Notwithstanding the foregoing, the proffer set forth in the preceding sentence
shall not affect (i) the issuance of building permits for which the Applicant has
paid the Initialinitial Payment in accordance with paragraph 69 above, or (ii)
the issuance of building permits during the Applicant’s construction
of the Public Safety Building in accordance with paragraph 39
below.
30.

30. The mailboxes, street signage and entry features will be uniform and
consistent with those throughout the entire community of Belmont at Carmel
Church.

31.

31. The Applicant will donate one lot within Belmont North to the Caroline
County chapter of Habitat for Humanity, with the stipulation that Habitat for
Humanity in conjunction with Crown Homes (or such other builder selected by
the Applicant) construct a universal design-style EarthCraft Home.
Recreation
32.

32. On or before the issuance of the 300th building permit for the project, the
Applicant shall construct a community clubhouse, outdoor swimming pool, two
(2) tennis courts, a volleyball court, and a multi-purpose play field along with
two (2) tot lots as shown on the GDP. Owners within the Belmont North
community shall be entitled to use the various recreational facilities on the
property, subject to rules and regulations established by the restrictive
covenants for the community or otherwise established by the community’s
homeowner’s association.HOA. In addition, owners of dwellings within
Belmont at Carmel Church shall be entitled to use the community clubhouse,
outdoor swimming pool, tennis courts and volleyball court for a fee set by the
Belmont North homeowner’s associationHOA, which fee shall take into
account the cost to maintain and operate said facilities and other market
conditions.

33.

33. The Applicant shall provide trails around the pond(s), picnic tables and
three (3) gazebos/pavilions around the pond(s). The construction of thesethe
facilities shall occur with the development of the land bay C as shown on the
GDP. The third (3rd) page of the GDP shall show the location of the trails and
a typical cross section of the trail design. Notwithstanding anything herein to
the contrary, no structuresstructure shall be built within the RPA (other than
water- dependent features, or those otherwise permitted by applicable Federal
and State law.)laws).

DRAINAGE/STORMWATER MANAGEMENT
34.

34. The Applicant shall use low impact development (LID) techniques to the
extent practicable within the development. The exact nature and location of
such techniques shall be determined during the site construction plan process.

35.

35. Chain link fencing and/or razor/barbed wire fencing shall not be permitted
within the propertyProperty.
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36.

36. The Applicant shall install drainage control devices/techniques so that the
project causes no increase from the pre-development flow rate for the 2-year
and 10-year periodic storm into the existing Beaver Pond located off-site
adjacent to the Cool Water Drive to the southwest of the Property.

37.

37. The Applicant shall provide an overall stormwater management concept
plan to the County for approval prior to the issuance of any land disturbance
permits for any phase of this development.

Education
38. The Applicant shall contribute $500 upon issuance of each building
permit within Belmont North to and education/recreation fund,
established by the Applicant and the County and administered,
controlled and used by the County for Caroline County educational
and/or recreational purposes at the Board’s discretion.
38. Deleted

Public Safety
39. On or before the issuance of the 150th building permit or 18 months
whichever occurs first, unless the County requests additional time,
and subject to Force Majeure, the Applicant shall acquire
approximately 2-acre parcel, which is adjacent to that 1-acre parcel
previously dedicated to the County located to the south of the
property. Said 2 acre parcel and 1 acre parcel (collectively, the
“Public Safety Parcel”) are more particularly shown on the GDP as
“Proposed Public Safety Parcel of 3 acre per proffer #39”. For
purposes of this proffer, the value of said 2 acre (more or less) parcel
shall be equal to sum of $400,000 per acre. After an acquisition of
said 2 acre parcel, the Applicant shall construct a public safety
building (the “Public Safety Building”) on the Public Safety Parcel
pursuant to plans and specifications reasonably acceptable to the
County’s Director of Public Works and its Director of Fire and Rescue.
The Public Safety Building will be approximately 7,000 square feet,
with three garage bays, and that it shall include but not be limited to
sleeping quarters, a kitchen, office space, vehicle space (garage),
parking spaces, and a police precinct room/secure evidence
storage area. Notwithstanding anything herein to the contrary, the
Applicant’s total out of pocket costs for the construction of the Public
Safety Building shall not exceed $2,500,000. Any cost or expense in
excess of $2,500,000 shall be borne by the County. For the purposes
of this paragraph “out of pocket costs for the construction of the
Public Safety Building” include any and all soft costs (specifically
including but not limited to architect fees, engineering fees, other
professional fees, permitting fees, utility fees, etc.) and hard costs of
construction (specifically including but not limited to all site work,
road construction, vertical construction, related costs of material,
cost of labor, etc.) In addition, all permitting fees, utility fees and
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other fees or charges charged by the County related to the
construction or occupancy of the Public Safety Building shall be
waived by the County. Unless the project sooner stops because the
Applicant has exceeded the $2,500,000 out of pocket costs of
construction, and subject to Force Majeure, the Public Safety
Building shall be completed within one (1) year of the
commencement of construction. Upon the completion of the
building (or the date upon which the applicant has exceeded said
$2,500,000 in out of pocket costs for the construction), the Applicant
shall dedicate and convey all of it interest in the Public Safety
Building and the Public Safety Property to the County. For purposes
of this paragraph, the term “Force Majeure” refers to anything
outside of the reasonable control of the Applicant, specifically
including but not limited to failure or inability to obtain necessary
County or other governmental permits or approvals, change orders
requested by the County, strikes, differences with workmen, scarcity
of labor, fires, floods, storms, accidents, breakage of machinery,
scarcity of materials or fuel, transportation, embargoes,
governmental regulations or orders, acts of public enemies, terrorists,
mobs or rioters, or acts of God.

39.

Deleted

40. Within one (1) year from the date of the recordation of the plat for the first
section of Belmont North, the Applicant shall acquire (or have an option to
acquire) a parcel consisting of no less than twenty acres. If requested by the
County from the date that the Applicant acquires said property (or obtains an
option on said property), the Applicant shall convey said parcel to the County,
provided that the County certifies in writing that the parcel will be used for
public school purposes only. The site shall be mutually agreeable to the
applicantApplicant and the County Board of Supervisors.

Fiscal
41. In addition to the above proffers, the applicantApplicant agrees to a cash
proffer in the amount of $1,310.334.800 per housing unit due at the time of
building permit issuance.
42. The cash proffer of $1,310.334,800 per dwelling unit shall be adjusted
annually on the anniversary date of the rezoning approval based on the
Consumer Price Index (CPI) for the Commonwealth of Virginia as
determinedreported by the U.S. Department of Labor, Bureau of Labor
Statistics, provided that such adjustment does not exceed that provided in
Section 15.2-2303.3 of the Code of Virginia, as amended.
43.

These proffers41. These proffers, which completely revise and amend and
entirely restate the previously agreed-upon proffers for the Property, are the
only proffered conditions affecting the Property, and they shall be binding
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upon the heirs, executors, administrators, assigns and successors in interest of
the Applicant.

REMAINDER OF PAGE INTENTIONALLY LEFT BLANK
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The undersigned Owner of record of the Property, and the Applicant, do does hereby
voluntarily proffer all of the conditions stated above, which conditions shall have the
effect specified in Section 15.2-2298 of the Code of Virginia (1950), as amended.
__________________________________________________Woodlawn Belmont, LLC,

Owner/Applicant:

__________________________________________________Owner/ApplicantBy:
__________________________________________________
J. Jeffrey Staples, Member

STATE OF ________________________________
County of ________________________________, to-wit:
I,___________________________________,I, ___________________________________,

a Notary Public in and for the jurisdiction aforesaid, do hereby certify that
___________________________J. Jeffrey Staples, a member of Woodlawn Belmont, LLC

whose name is signed to the foregoing Proffers, has acknowledged the same before me in
my County and State as aforesaid.
GIVEN under my hand this ________ day of _______________, 20022021.
___________________________________________

___________________________________________
Notary Public
My

Commission

Expires:____________________:

____________________
Registration Number: _______________________
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