


















































STAFFORD COUNTY 

Department of Planning and Zoning 
 
 

Page 23 

RECLASSIFICATION 
TRANSPORTATION IMPACT   
ANALYSIS DETERMINATION 
 
Name of development _____________________________ 
Type of development______________________________ 
Parcel #____________________ 
 
Traffic Volume Calculations 

This site generates:   

_________VPH (highest VPH)  

_________VPD on state controlled highways (highest) 

_________VPH Peak AM  

_________VPH Peak PM 

_________VPH Peak Saturday  

_________VPD highest intensity*  
 
***Attach a page showing the calculations and the ITE trip generation codes to this form.*** 
 
Minimum Thresholds to submit a TIA 
County: Any proposals generating 1,000 or more VPD. 
VDOT: See “VDOT Traffic Impact Analysis Requirements” table on next page. 

 
Trip Generation Calculation Guidelines 

§ Traffic volumes shall be based on the rates or equations published in the latest edition of the Institute of 
Transportation Engineers Trip Generation. 

§ If a site has multiple entrances to highways, volumes on all entrances shall be combined for the 
purposes of this determination. 

§ If the site does not have direct access to a state maintained road, the site’s connection is where the site 
connects to the state highway system. 

§ Traffic volumes shall NOT be reduced through internal capture rates, pass by rates, or any other 
reduction methods. 

§ For redevelopment sites only: when the existing use is to be redeveloped as a higher intensity use, trips 
currently generated by the existing development that will be removed may be deducted from the total 
trips that will be generated by the proposed land use. 

§ When rezoning, use the highest possible traffic generating use unless development is limited by proffer 
to less than the possible highest traffic generation. 

 
For development proposals that generate 1,000 or more vehicle trips per peak hour the applicant shall request 
a scope of work meeting with VDOT and Stafford County Office of Transportation to discuss the required 
elements of a traffic impact analysis. 
 
 
 

RECEIVED BUT NOT OFFICIALLY 
SUBMITTED: 
 

DATE:___________  INITIALS____________ 
 

OFFICIALLY SUBMITTED: 
 

DATE:___________   INITIALS____________ 
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Venture Business Park Rev 1/21/22 rev 31 acres at 0.30 FAR =414,500 sf 

Proposed Use with rezoning = General Industrial Uses at up to 250,000 gsf  

Highest trip shown as ITE Use Code Land Use Code (LUC) 110 vs Warehouse (LUC 150), High-Cube 

Transload Warehouse (LUC 154), High-Cube Fulfillment Center (LUC 155), High Cube Parcel Warehouse 

(LUC 156), and Data Center (LUC 160)       

Trip Generation summary with Land Use Code 

TABLE 2: PROPOSED VENTURE BUSINESS PARK COMPARISON WITH COMP. PLAN USES 
Land Use Density Trip Variable  

(ITE LUC Code) 

AM Peak Hour Traffic PM Peak Hour Traffic  Daily  

Comp. Plan Uses @ 
0.30 FAR 414,500 

gsf Office 
 

Per ksf (LUC 710) e 

 
501/68 569 92/448 540 3,658 

Proposed Rezoning 
250,000 gsf Gen. 

Ind. 

Per ksf (LUC 110) ave 

 
163/22 185 26/174 200 1,218 

Difference 

Rezoning to Comp 

Plan 

 -338/-46 -384 -66/-274 -340 -2,780 

% Change    -67%  -63% -70% 

Source:  Institute of Transportation Engineers (ITE) Trip Generation (Manual, 11th Edition) (Sept 2021).  Calculations 
by Pennoni. See Tables 3, 4, 5 for average rates, % splits, trip ranges, heavy vehicle volumes and alternative 
variables.  
Density based on 31.7153 acres. See Table 6 for by-right office calculations. 
For LUC 110, peak hour of generator shown on Table 3 for off-peak times. AM Generator at 228 VPH, PM 
generator at 200 VPH (two-way) not occurring during roadway peak.   
For LUC 110, Peak hour of Generator Saturday trips at 28 VPH.  Daily trip rate not shown above for LUC 110 at 173 
VPD from 1 study.  Saturday peak hour trips calculated as weekday PM/Daily ratio (16.4%) and applied to ITE 
Saturday average (173 sat. daily trips *.164 = 28 VPH)   

Legend: “e” trip rate equations; “ave” average LUC = Land Use Code 
               Inbound/Outbound Total (2-way) Trips. 
 

  





























Bagby, Foroughi, and Goodpasture, PLLC              
 

125 Olde Greenwich Drive, Suite 115     Fredericksburg, Virginia 22408 

(540) 373-5178 (540) 373-6281 fax www.bfgeng.com 
Michael M. Bagby, P.E.  Angela N. Foroughi, P.E. 
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METES AND BOUNDS DESCRIPTION 

 

STAFFORD COUNTY PARCEL 38-80 
 

 BEGINNING AT A POINT ON THE WESTERLY RIGHT-OF-WAY LINE OF ROUTE 702, WYCHE 

ROAD AND THE SOUTHEASTERLY CORNER OF STAFFORD TAX PARCEL 38-82; THENCE 

RUNNING WITH SAID WESTERLY RIGHT-OF-WAY LINE S03°26'40"W, 145.20' TO A POINT OF 

CURVATURE DEFLECTING TO THE RIGHT HAVING A DELTA ANGLE OF 14°27'08", A RADIUS 

OF 868.08', A TANGENT OF 110.07' AND A LENGTH OF 218.96'; THENCE CONTINUING 

S17°53'48"W, 152.51'; THENCE LEAVING SAID WESTERLY RIGHT-OF-WAY OF WYCHE ROAD 

AND RUNNING WITH TAX MAP 38-84A N48°09'27"W, 179.03' TO A POINT IN A CREEK, 

THENCE CONTINUING AND RUNNING WITH THE MEANDERS OF SAID CREEK S56°07'54"W, 

8.82'; THENCE S78°48'30"W, 20.01'; THENCE S83°51'11"W, 9.84'; THENCE S52°19'29"W, 14.55'; 

THENCE N84°37'57"W, 32.19'; THENCE N54°29'19"W, 17.72'; THENCE S78°42'46"E, 9.57'; THENCE 

S64°42'24"W, 10.31'; THENCE S66°51'27"W, 7.37'; THENCE S16°28'23"W, 22.85'; THENCE 

S39°08'26"W, 8.97'; THENCE S85°42'44"W, 10.98'; THENCE S69°44'19"W, 21.73'; THENCE 

S60°28'37"W 21.73'; THENCE N72°30'47"W, 6.98'; THENCE N80°35'17"W, 9.51'; THENCE 

N61°10'14"W, 18.03'; THENCE S64°26'33”W, 5.79'; THENCE S20°57'03"W, 6.03'; THENCE 

S52°33'51"W, 7.72'; S82°29'44"W, 11.22'; THENCE N75°52'14"W, 14.85'; THENCE S63°36'52"W, 

17.19'; THENCE S39°39'49"W, 9.34'; THENCE S40°40'04"W, 27.79'; THENCE S63°35'50"W, 10.91'; 

THENCE S75°51'12"W, 25.25'; THENCE N83°06'04"W, 12.90'; THENCE N25°50'19"W, 16.55'; 

THENCE N64°31'04"W, 4.46'; THENCE S54°25'16"W, 24.05'; THENCE S80°08'33"W, 23.80'; THENCE 

S03°06'44"W, 14.25'; THENCE S21°55'59"W, 28.56'; THENCE S10°01'16"E, 12.57'; THENCE 

S57°37'27"E, 3.59'; THENCE N80°38'22"E, 8.99'; THENCE S71°27'21"E, 5.89'; THENCE S11°59'16"W, 

5.89'; THENCE S51°09'13"W, 8.96'; THENCE S89°27'32"W, 19.25'; THENCE S36°27'14"W, 4.51'; 

THENCE S14°18'33"E, 23.57'; THENCE S22°47'08"W, 19.90'; THENCE S07°50'36"E, 17.64'; THENCE 

S52°03'46"W, 21.01'; THENCE S74°06'17"W, 16.26'; THENCE S26°54'37"W, 13.09'; THENCE 

S32°53'14"E, 34.13'; THENCE S06°24'06"E, 12.74'; THENCE S44°26'31"E, 17.69'; THENCE 

S74°39'33"E, 9.60'; THENCE S29°09'52"W, 34.37'; THENCE S35°35'07"W, 28.52'; THENCE 

S18°06'56"W, 11.30'; THENCE S51°57'39"W, 10.65'; THENCE S13°18'46"W, 20.35'; THENCE 

S35°23'01"W, 10.87'; THENCE S69°39'52"W, 38.17'; THENCE S44°09'23"W, 6.80'; THENCE 

S39°28'19"E 18.93'; THENCE S23°04'37"E, 8.95'; THENCE LEAVING THE MEANDERS OF THE 

CREEK AND CONTINUING S52°41'50"E, 678.83'; THENCE LEAVING TAX MAP 38-84A AND 

RUNNING WITH THE AFOREMENTIONED WESTERLY RIGHT-OF-WAY OF WYCHE ROAD 

S07°45'32"W, 14.33'; THENCE S09°07'06"W, 25.16'; THENCE LEAVING WYCHE ROAD AND 

RUNNING WITH TAX MAP 38-76E S86°04'46”W, 134.92', THENCE N52°12'14"W, 826.59'; THENCE 

N51°34'11"W, 500.25'; THENCE N51°50'59"W, 168.97' TO A POINT ON CURVE OF THE EASTERLY 

RIGHT-OF-WAY OF NORTHBOUND INTERSTATE 95; SAID CURVE DEFFLECTING TO THE 

RIGHT HAVING A DELTA ANGLE OF 0°05’45”, A RADIUS OF 11,309.16, A TANGENT OF 9.45’ 

AND A LENGTH OF 18.90'; THENCE CONTINUING N30°39'09"E, 255.18'; THENCE N13°54'48"E, 

202.96'; THENCE LEAVING INTERSTATE 95 AND RUNNING WITH TAX MAP 29A-1-10A 

N57°01'56"E, 1271.53' TO A POINT ON THE NORTHWESTERLY CORNER OF TAX MAP 38-80D; 

THENCE RUNNING WITH SAID T.M. 38-80D AND 38-80A S02°56'43"W, 207.83' TO A POINT ON 

THE NORTHWESTERLY CORNER OF T.M.38-81A; THENCE S02°51'24"W, 309.50'; THENCE 

S85°15'14"E, 147.43'; THENCE N63°11'38"E, 28.63'; THENCE LEAVING TAX MAP 38-81A AND 

RUNNING WITH TAX MAP 38-82 S03°26'26"E, 217.86'; THENCE S84°11'26"E, 123.25' TO THE 

POINT OF BEGINNING AND CONTAINING 31.7153 ACRES OF LAND.  


