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PREFACE 

This report has been prepared in accordance with the requirements of House Bill 30, Item 375 K, of 

the 2022 Virginia Acts of Assembly that stipulates, "The Department of Conservation and Recreation, 

in consultation with the Dahlgren Railroad Heritage Trail Association, shall review the properties of 

the Dahlgren Railroad Heritage Trail, consisting of approximately 15.7 miles in King George County, 

Virginia, and make recommendations to the Chairs of the House Appropriations and Senate Finance 

and Appropriations Committees by October 1, 2022, on the Trail's suitability as a recreational area for 

incorporation into Caledon State Park, to preserve the historical trail and enhance Caledon State Park 

facilities, the Trail, and recreational opportunities for the citizens of King George County and visitors 

to Caledon State Park. In its review, DCR shall consider (i) any one-time and/or ongoing expenses 

associated with the Trail's acquisition and incorporation into Caledon State Park; (ii) management of 

the area or park by a combination of public and private entities; (iii) potential user activities at the 

area or park including but not limited to camping, hiking, bird watching, equestrian activities, and 

biking; and (iv) operation of the area or park with only those improvements minimally necessary for 

activities listed herein and consistent with the preservation and protection of the property's 

conservation values and natural resources." 

The Department of Conservation and Recreation offers the following report, attachments, and 

findings resulting from the requested suitability review of the trail corridor. 

Prepared by the Department of Conservation and Recreation 

October 1, 2022 
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EXECUTIVE SUMMARY 

In 2022, the General Assembly of Virginia passed House Bill 30, Item 375 K directing the Virginia 

Department of Conservation and Recreation (DCR) to review the properties of the Dahlgren   Railroad 

Heritage Trail ("DRHT" or "the Trail") and make recommendations on the Trail's suitability as a 

recreational area for incorporation into Caledon State Park, to preserve the historical trail and 

enhance Caledon State Park facilities. The language directing the DCR to complete this review also 

provided a limited time to complete this work, with the final report being due to the Chairs of the 

House Appropriations and Senate Finance and Appropriations Committees by October 1, 2022. 

This study drew upon a site analysis, internal DCR team expertise, and a review of the Trail properties, 

constraints and other existing conditions that would impact the Trail's suitability as a recreation area 

for incorporation into Caledon State Park. A needs assessment, based on a review of road crossings 

and reports developed by the National Park Service (NPS), the George Washington Regional 

Commission (GWRC), and the Rappahannock Area Health District and Mary Washington Healthcare, 

was conducted and used to further define transportation and recreation needs identified in the 

region. Stakeholder outreach included phone and email interviews, a listening session and a mailing 

to adjacent landowners. An assessment of the market included a review of DRHT permits issued, 

participation in DRHT events, online reviews of the Trail, and an analysis of the population served 

within a two-hour drive. To assess local demand for potential user activities at the area or park, 

including but not limited to camping, hiking, bird watching, equestrian activities, and biking, 

individuals who have participated in these activities in the past twelve months were mapped by block 

group. Various management options were explored, including management of the area by a 

combination of public and private entities. 

Table 1 provides a summary of one-time or ongoing expenses associated with the Trail's acquisition 

and incorporation into Caledon State Park that DCR would need to consider to operate a multi-use 

trail along the corridor. The summarized costs are for the operation of the area or park with only 

those improvements minimally necessary for activities listed herein, consistent with the preservation 

and protection of the property's conservation values and natural resources and are an estimate only. 

These costs include resource management and law enforcement to ensure the protection of those 

resources. 
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Table 1 

One-time and Ongoing Expenses Associated with the Trail's Acquisition and Incorporation into Caledon State Park 

One-time Cost Items Cost (Dollars) 

Road Crossings $375,600 

Renovation $4,809,244 

Construction $15,568,320 

*Acquisition $2,044,393 

Equipment $359,000 

Total One-time Cost Items $23,156,557 

Ongoing Cost Items (Recurring) $353,092 

*Note: This table does not include any acquisition costs that may be associated with required site distance 
easements at Indiantown Road, Muscoe Place and Lambs Creek Church Road. 

These costs represent what is needed to bring the facility up to standards the public expects from a 

state park1 and includes ongoing (recurring) costs for full-time staff to patrol the trail as well as annual 

operations including general operations, routine maintenance, wage staff, and resource 

management activities. These costs represent those that were able to be identified in the limited 

time provided to complete this report. Additional costs may exist, however additional time may be 

necessary to research, analyze, and compile this information. 

In addition to the costs noted in Table 1, other costs that are not as easy to quantify must be 

considered. These include opportunity costs related to alternative uses for the corridor, such as a 

light rail. Other concerns include how park ownership will impact properties bisected by the Trail and 

its potential to bring additional growth to the area. 

Benefits examined for this study include revenues, travel distance, property values, economic 

impacts, transportation impacts, health care, and quality of life improvements. An example of these 

benefits highlighted in DCR's research comes from a study of the Potomac Heritage Trail in Northern 

Virginia, which identified the following: 

● Annual reduced morbidity savings of $2.4 million per mile 

● Annual avoided health care costs of $390,000 per mile 

● Avoided transportation costs of $29,000 per mile 

 

1 The state park standard in this instance is defined as equal to the conditions maintained at other state park 
managed rail to trail facilities such as High Bridge Trail State Park, New River Trail State Park, and Wilderness Road 
State Park.  
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While many of these benefits could be achieved with a trail that is in private or public hands or owned 

and managed through a public-private partnership, key benefits to ownership by the Commonwealth 

that this report highlights include: limited liability, improved level of service in the urban crescent, 

and more staff and maintenance resources for Caledon State Park. Expanded promotion and 

marketing of the Trail, law enforcement and maintenance would come with additional staff 

resources. Local zoning ordinances which may limit recreational facility development may also apply 

differently or not at all to property owned by the Commonwealth. 

An important component of this report focused on community outreach. While not required by the 

language of House Bill 30, Item 375 K, DCR recognizes the importance of stakeholder engagement. 

While there was a limited timeframe to complete this study, staff utilized various outreach methods, 

including phone, email, direct mailings, and a listening session. With additional time, staff would have 

been able to complete additional outreach and listening sessions or other public engagement. 

Despite the limited timeframe, based on feedback received, it is clear that stakeholders are 

passionate on both sides of the two-decade-long debate regarding the suitability of the Trail as a 

recreation area for incorporation into Caledon State Park.  

Based on the data collected and analyzed in DCR's review of the properties of the DRHT, including 

consideration of this trail, which unlike other rail trail options is already partially developed and is 

proximate to an existing state park; and in evaluating the considerations identified in the legislative 

language, DCR concluded that the DRHT could be a suitable recreation area for incorporation into 

Caledon State Park. However, recommendations regarding the advisability of acquiring the property 

for incorporation into Caledon State Park are beyond the scope of this study. This report identifies 

the following issues that would need to be resolved prior to any acquisition: 

1. Prior to any acquisition, the issues identified below would need to be resolved. 

o Identify additional property needed to resolve adjacent property landowner and sight 

distance concerns and provide adequate parking at trailheads; 

o Complete any necessary Trail realignment (for example, needed realignment at Little Ark 

Baptist Church to avoid bisecting a cemetery); 

o Reassemble property rights (i.e., utility easements) severed from parcels of interest; and 

o Mitigate any unsafe conditions, such as firearms used toward the trail at a privately 

owned shooting range and facility. 

2. Resolution of outstanding issues would require+ investment of additional staff time and 

resources, and would need to be adequately planned for in advance; and  

3. Any outstanding stakeholder feedback should be reviewed and, where appropriate, 

considered in the decision-making process for the future of the Trail. 

Addressing these issues would enable DCR to better understand and plan for how complex issues 

surrounding land acquisitions, easements, relationships with adjacent property landowners, and one-
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time and ongoing (recurring) costs would be handled should the DRHT become a part of Caledon 

State Park.  

In doing so, it would also better position DCR to take actions to preserve the historical trail and 

enhance Caledon State Park facilities, the Trail, and recreational opportunities for citizens of King 

George County and visitors to Caledon State Park, should it be determined that it become a part of 

the park and under the management of the DCR. 

 

Figure 1 - View of the Trail corridor in the dappled light 
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Figure 2 – Panel from the kiosk installed by a Boy Scout near 

Route 301 
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INTRODUCTION 

A group of trail enthusiasts in King George County advocated for state ownership of the Dahlgren 

Railroad Heritage Trail ("DRHT" or "the Trail") for many years to protect the Trail in perpetuity 

under professional management. In the 1989 Virginia Outdoors Plan, the state's comprehensive 

plan for recreation and land conservation, the potential for a trail was first identified utilizing the 

Dahlgren Junction Railroad spur (p. 189)1. In 2005, after one prime parcel of rail bed was sold, a 

former Delegate and previous Director of the Department of Conservation and Recreation (DCR) 

acquired the property, except for an exclusive utility easement retained by the former 

landowner. The new landowner formed the Dahlgren Railroad Heritage Trail Association, which 

first met in April of 2006. On National Trails Day that same year, about 50 supporters celebrated 

the trail's dedication. The Friends of the Dahlgren Railroad Heritage Trail ("Friends") was formed 

in the spring of 2006 to turn the concept into reality. After many years of volunteer efforts to 

improve the corridor for recreational use, the trail remains in private hands. 

The 2022 General Assembly of Virginia passed House Bill 30, Item 375 K directing DCR to review 

the properties of the DRHT and make recommendations on the Trail's suitability as a recreational 

area for incorporation into Caledon State Park. The study required DCR to also consider how to 

preserve the historical trail and enhance Caledon State Park facilities, the Trail, and recreational 

opportunities for citizens of King George County and visitors to Caledon State Park. As part of its 

review DCR was also directed to consider the following: 

(i) any one-time and/or ongoing expenses associated with the Trail's acquisition and 
incorporation into Caledon State Park;  

(ii) management of the area or park by a combination of public and private entities; 

(iii) potential user activities at the area or park including but not limited to camping, hiking, 
bird watching, equestrian activities, and biking; and  

(iv) operation of the area or park with only those improvements minimally necessary for 
activities listed herein and consistent with the preservation and protection of the 
property's conservation values and natural resources. 

 

SCOPE OF STUDY  

This study will review the properties of the Dahlgren Railroad Heritage Trail, considering only 

those items required by House Bill 30, Item 375 K, and in doing so, make recommendations on 

the trail's suitability as a recreational area for incorporation into Caledon State Park, this review 

is of limited duration, concluding by October 1, 2022 when the final report is to be submitted to 

the General Assembly. Specific questions this study will address include the following: 
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● Could the existing uses along the Trail (camping, fishing, hiking, bird watching, biking 
and horseback riding) be continued as part of a state park with minimal improvements?  

● Will the Trail enhance Caledon State Park and the recreational opportunities available to 
the public? 

● How can the historic DRHT be preserved? 

● Could management be a combination of public and private entities? 

● Is there a need for the Trail to be owned and operated by the Commonwealth? 

● Is the community, as a whole, supportive of making the Trail part of Caledon State Park? 

● Is there a market for the recreational opportunities the Trail could provide? 

● Is the corridor suitable for facility development and incorporation in Caledon State 
Park? 

● What are the one-time and ongoing expenses associated with the Trail's acquisition and 
incorporation into Caledon State Park? Are there public benefits to offset these costs 
over the long term? 

 

PROJECT LOCATION  

The Trail is in King George County in the Outer and Northern Coastal Plain. It is near both the 

Washington and Fredericksburg metro areas. While the legislation specifies 15.7 miles of trail, 

which is the portion that extends across six parcels under one landowner, this study will include 

the final mile needed to reach Route 301, indicated in red on the location map. With the 

additional mile, the trail corridor consists of approximately 282.6 acres between Bloomsbury 

Road (Route 605) and James Madison Parkway (Route 301). 

A large parking area is located at the western end of the Trail off Bloomsbury Road. Two smaller 

parking areas provide trailheads along Comorn Road (Route 609) and Indiantown Road (Route 

610). Trail users access the trail on the eastern end through informal agreements with businesses. 
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Figure 4 - The Dahlgren Railroad Heritage Trail location map 

The Trail passes within a quarter of a mile of Caledon State Park's eastern boundary and within 

a half mile at Indiantown Road. The Trail passes through the Chotank Creek Natural Area 

Preserve adjacent to and east of the state park, which is on private property and closed to 

visitors except for those following the Trail. 

 

Figure 5 - The Trail near Caledon State Park. 
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BACKGROUND 

The Trail has been designated as a National Recreation Trail by the US Secretary of Interior, and 

an important segment of the Potomac Heritage National Scenic Trail. It follows an abandoned rail 

line constructed in 1942 to transport munitions for the Navy to support the war effort. Ownership 

passed out of federal hands in 1965 when the rail corridor was sold to the RF&P Railroad. A 

private citizen purchased 16.7 miles of the abandoned line in 1997. More history is available in 

Appendix A through a compilation of key dates by the Friends and an article by Dawn Bowen. 

METHODOLOGY 

To develop this report, staff consulted research conducted by others, including a 2022 Concept 

Plan completed by the National Park Service (NPS) for the Friends, a 2021 George Washington 

Regional Commission (GWRC) Greenways Feasibility Study, a 2020 King George Transportation 

Needs study also completed by GWRC, and an FY23-25 Community Health Improvement Plan 

developed by the Rappahannock Area Health District and Mary Washington Healthcare. A broad 

suite of ESRI tools were used to develop maps and other report content. 

 

DCR staff contacted stakeholders identified by King George County's Parks and Recreation 

Director, the Friends, and the Northern Virginia Gun Club/Northern Virginia Shooting Facility 

(NVGC/NVSF). Staff also contacted adjacent landowners using a list provided by the county. 

In addition to riding and photo-documenting the entire route, staff toured key locations along 

the facility guided by Jim Lynch with the Friends, who provided important background 

information. Staff also toured the NVGC/NVSF that is bisected by the Trail. 

A listening session was held on August 16, 2022, for stakeholders, where speakers both in support 

of, and in opposition to, the trail’s incorporation into Caledon State Park had equal opportunity 

to comment, and additional questions were posed to the group. Stakeholders were also engaged 

through phone calls, emails, and direct mail sent to adjacent property landowners. 

EXISTING CONDITIONS 

Bordered by the Potomac and Rappahannock Rivers, King George County serves as a natural land 

gateway to the Northern Neck. The county has a diverse mix of businesses from light industrial 

to military and government contracting. The largest employer, the Naval Support Facility (NSF) 

Dahlgren, provides over 10,000 military, federal, and civilian jobs. Highly skilled jobs serve the 

seven commands at Dahlgren, which include the Naval Surface Warfare Center, Navy Air and 

Missile Defense Command, Aegis Ballistic Missile Defense Program, and the Joint Warfare 

Analysis Center. 

https://www.nps.gov/pohe/index.htm
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US Route 301 and Interstate 95 provide access to the Metro DC area and Richmond. The Virginia 

Railway Express and Amtrak share a rail station in historic downtown Fredericksburg. 

Formed in 1720, the county covers 

about 183 square miles, which 

includes the birthplace of James 

Madison, the childhood home of 

George Washington, and the site of 

the signing of the Leedstown 

Resolutions (a precursor to the 

Declaration of Independence). One 

historic and archeological district 

and 14 sites are listed on the 

National Register of Historic Places 

in King George County, including 

historic homes and churches. Eight 

historic sites are within a mile of the 

Trail: Strawberry Hill, Cleydael, 

Mount Stuart, Smoot Estate, St. Paul's Episcopal Church, Hobson, Marmion and Eagle's Nest. A 

number of archeological sites are within a mile as well, particularly on the eastern end of the Trail 

closer to the Potomac River. 

The NPS completed a feasibility study in 2020 to determine whether the Northern Neck, which 

included King George County, met the criteria to become a National Heritage Area. The area met 

all ten evaluation criteria required to be eligible for designation, and the study has been provided 

to Congress for consideration. Language in the study explains the area's national significance: 

The history of Virginia's Northern Neck has been shaped by its geography and especially its 

location between two major rivers. The natural boundaries of the Northern Neck—the Potomac 

River on the north, the Rappahannock River on the south, and the Chesapeake Bay on the east—

have had a profound impact on the region's economic, political, and social development. Prior 

to European settlement, the rivers provided sustenance and served as political boundaries 

between competing groups of American Indians. With the arrival of European settlers, these 

same rivers became highways for trade that encouraged the creation of tobacco-based 

plantations relying on chattel slavery. Within the larger framework of Tidewater Virginia, this 

economic success and geographic isolation from the rest of Virginia fostered the establishment 

of a political leadership that drove many of the debates leading to the American Revolution and 

played a major role in shaping the American republic. Three future presidents of the United 

Figure 6 - Map of historic sites from King George County's Comprehensive Plan 

about:blank
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States (George Washington, James Madison, and James Monroe), two signers of the Declaration 

of Independence (Richard Henry Lee and Francis Lightfoot Lee), and one of the most significant 

figures of the American Civil War, (Robert E. Lee) were born on the Northern Neck.  

The same geographic factors that enabled the 18th century's burst of wealth and political 

influence contributed to changes in the region's economic and political fortunes in the first half 

of the 19th century, as the proximity to major rivers exacerbated the impact of two wars. The 

collapse of the tobacco trade resulted in the dislocation of many prominent families. The post-

Civil War years brought an economic resurgence, as access to water transportation and a 

burgeoning seafood industry again made the Northern Neck an agricultural center for the 

rapidly industrializing areas to the north and west. However, the advent of the automobile, the 

mid-20th-century decline in water transportation, and the development of the major 

transportation networks west of the fall line undercut the region's economic advantage. This 

series of changes created the Northern Neck of today, where the legacy of a distant past 

survives along with the diminished remains of its post-Civil War resurgence. 

DEMOGRAPHICS 

King George County's population increased from 16,803 in 2000 to 23,584 in 2010, a 40 percent 

increase that far exceeded the 13 percent overall population growth of the Commonwealth for 

that period. Over the next decade, the increase slowed to 13.3 percent for a total population of 

26,723 and projections by the Weldon Cooper Center estimate just under 30,000 in 2030. There 

are approximately 141.8 people per square mile. 

Using July 2021 population estimates from the US Census Bureau, 77.4 percent of the county's 

population are white, 6.6 percent are Hispanic or Latinos 16.1 percent are Blacks or African 

American, and 1.7 percent are Asian. The median household income is $96,711, with 6 percent 

of households in poverty.  

LAND USE 

King George County is located within the Chesapeake Bay watershed, which covers 

approximately 64,000 square miles. The Potomac River, with a basin that covers more than 

14,600 square miles, is about two miles wide at the Nice Bridge (Route 301). 

The Rappahannock River watershed is approximately 2,715 square miles, flowing from the 

eastern slope of the Blue Ridge Mountains. It is one of the country's longest free-flowing rivers, 

running for approximately 184 miles. It is also considered to be one of the most scenic rivers in 

the eastern United States, enjoying a 5,000-acre streamside forest buffer that extends over 23 

miles upstream from Fredericksburg. 
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The region has important habitats for a number of 

coastal species and plant communities. There are many 

common fish species as well as shellfish, including the 

blue crab and the American oyster. There is a large array 

of common mammals, amphibians, reptiles, birds, and 

insects.  

ZONING  

The Trail passes through primarily rural and limited 

agriculture zoning districts until it approaches Route 

301, passing gradually into single family dwelling units 

and general trade districts. On the western end, an 

industrial park marks the beginning of an active rail line 

that connects to Fredericksburg.  

Because of zoning restrictions, the Friends are not allowed to add restrooms or other 

infrastructure to the Trail. The current bypass of the Little Ark cemetery is a nonconforming use. 

According to the King George County's zoning department, the use of the Trail is currently 

nonconforming as it runs through several different zoning districts. In some zoning districts, the 

use of an outdoor recreation facility is permitted only by special exception. in others, an outdoor 

recreation facility is not permitted at all. Section 1.10 of the Zoning Ordinance states that, "no 

nonconforming use or structure shall be enlarged or increased to occupy a greater area than was 

occupied at the effective date of adoption or amendment of this ordinance unless such 

enlargement does not result in an increase of nonconformity or is for a change to a use permitted 

in the district." Extending the Trail or adding buildings would constitute an increase in 

nonconformity. The Friends have not applied for a special exception in the zoning districts where 

this use could be permitted. 

Figure 7 - Trail with view of adjacent farmland 
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Figure 8 - King George County Zoning Districts Map 

NATURAL RESOURCES 

The Trail parallels Pepper Mill Creek for about 4.5 miles, providing opportunities for scenic views, 

sounds and smells from swamp marsh habitat. According to a concept plan developed for the 

Trail by NPS, several of the wetlands near the Trail have a rank of 4: Very High for conservation 

purposes. Activities in wetland areas are regulated by the US Army Corps of Engineers, but the 

Trail is generally elevated above these areas along causeways. 

The Trail is surrounded by mostly deciduous and mixed forests, with glimpses of open water and 

wetlands, grasslands, shrubs and some development. It passes through about 2,400 feet of 

Chotank Creek Natural Area Preserve, an 1108-acre preserve along the Potomac River that is part 

of the Virginia Natural Area Preserve System. Although the Preserve adjoins Caledon State Park, 

it is part of Cedar Grove Farm and not open to the public. Significant natural community types 

and active bald eagle nests are on the property, which is held in a conservation easement. 

The Trail passes over the following named waterbodies and has 177 culverts of various sizes, 

which were identified by reviewing 1942 plats: 

● Lambs Creek 

● Popcastle Creek 
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● Peppermill Creek (twice) 

● Williams Creek 

 

 

Figure 9 - DRHT Hydrography along Peppermill Creek  

A shooting facility operates on both sides of the Trail between Comorn and Indiantown Roads. 

DCR staff met with the NVGC/NVSF investor-owners and walked the site to see a lower gun range 

south of the Trail and an upper gun range north of the Trail. The lower range is between the 

Caywoods and Fox Run subdivisions. The property includes over 200 acres with multiple facilities 

for shooting pursuits including two of handgun ranges, two rifle ranges, skeet and trap, and 

archery. Two ranges impact the Trail; a rifle range is directly sighted in the direction of the Trail 

and poses a high risk. To mitigate that risk, NVGC/NVSF uses people to stand on the Trail and 

alert the range master or approaching users by radio. The range master then announces cease 

fire until the users have passed through. Additional site work is needed to ensure the safety of 

Trail users at the rifle range. The other range having direct impact is a handgun range that 

parallels the Trail. There appear to be sufficient earthen berms in place to mitigate any risk at this 

location. The NVGC/NVSF has also erected wooden panels to prohibit accidental wandering onto 

the range.  
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Figure 10 - The Upper and Lower Range at the Northern Virginia Gun Club 

 

The Trail separates Little Ark Baptist Church, an African 

American Church, from its cemetery. The Friends have 

created a temporary detour that makes the church 

property whole again. A recent $25,000 grant will help 

formalize a bypass around the cemetery. 

At the western end of the Trail, informal agreements with 

businesses provide some parking for the Trail users. Other 

users access the Trail from their residence or workplace. 

These arrangements meet current demand but will not 

provide adequate parking for a state park. 

DEVELOPMENT SUITABILITY 

According to the Natural Resources Conservation Service 

(NRCS) Web Soil Survey (WSS), the area is comprised 

mostly of Ultisols, reddish, clay-rich, acidic soils that are 

stable materials for construction projects. High seasonal 

water tables limit onsite sewage disposal systems in some 

areas, but water and sewer lines owned by the county 

come within a half mile of the Trail in several areas. 

Figure 11- Trail bypass around Little Ark Baptist 

Church cemetery 
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Figure 12 - Water and sewer lines near the DRHT 

WSS data on the suitability and limitations of the soils for recreational development and other 

activities indicate that just under half of the area within a mile of the Trail is "somewhat limited" 

for picnicking and camp development, which may require special planning, design or installation 

during construction. Remaining areas that are not wet are very limited for development. 

The railroad grade is gentle and suitable for a wide range of uses. Numerous road crossings 

provide easy access to the corridor.  

POTENTIAL HAZARDS  

Landslide potential is considered moderate in King George County. Storm surge, excessive rain, 

non-rotational winds, tornadoes, snow and ice from winter storms and nor'easters, flooding, 

erosion, drought, extreme heat, thunderstorms and wildfires represent some of the medium to 

high risks faced by the people who live and visit the area. Pandemics, civil disturbances, 

technological hazards (i.e. cybersecurity risk, aging infrastructure, hazmat, biohazards, and 

industrial accidents) and impaired waterways have also been identified as potential hazards. A 

corridor preserved for bike and pedestrian use can play an important emergency services role 

during catastrophic events if it is built and maintained to support appropriate weights.  

PROPERTY CONSTRAINTS 

DCR's Real Property Office reviewed the six parcels that make up the Trail and the last mile to 

reach Route 301, and identified 18 existing easements or property rights/constraints held by 

several entities that would require negotiation if the agency were directed to acquire the corridor 

by the General Assembly. Table 2 on the following two pages summarizes those constraints.  
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Table 2 Property Constraints along the DRHT 

Tax Map # Constraint 
Current 

Property 
Owner 

Right 
Holder 

Applicable 
Instruments 

Notes 

21-RR-69 
30' ROW and 
Utility Easement 
(lot 7A) 

Ridgewood 
2000 

O.D.R., LLC 
Deed: 
080028010 
(Page 4, Sec. 1) 

Applies to a portion of 
the Property; benefits 
lot 7A 

21-RR-69 
30' Exclusive Utility 
Easement 

Ridgewood 
2000 

O.D.R., LLC 
Deed: 
080028010 
(Page 4, Sec. 2) 

Applies to entire 
Property; includes right 
to relocate the Exclusive 
Utility Easement 
"pursuant to its sole and 
absolute discretion." 

21-RR-69 
Permanent 
Construction 
Easement  

Ridgewood 
2000 

O.D.R., LLC 
Deed: 
080028010 
(Page 5, Sec. 3) 

PCE extends an 
additional 20' beyond 
the outside edges of 30' 
Exclusive Utility 
Easement and the Lot 7A 
Easement 

21-RR-69 
Right to clear, 
unobstructed 
access 

Ridgewood 
2000 

O.D.R., LLC 
Deed: 
080028010 
(Page 5, Sec. 2) 

Applies to entire 
Property 

21-RR-69 
Right to place 
equipment within 
easement areas 

Ridgewood 
2000 

O.D.R., LLC 
Deed: 
080028010 
(Page 5, Sec. 2) 

Applies to Lot 7A 
Easement and Exclusive 
Utility Easement 

21-RR-69 

Right to change 
quantity and type 
of utilities within 
easement areas 

Ridgewood 
2000 

O.D.R., LLC 
Deed: 
080028010 
(Page 5, Sec. 2) 

Applies to Lot 7A 
Easement and Exclusive 
Utility Easement 

21-RR-69 

Right to enter 
upon Grantee's 
land adjacent to 
easement areas 

Ridgewood 
2000 

O.D.R., LLC 
Deed: 
080028010 
(Page 5, Sec. 2) 

Applies to Lot 7A 
Easement and Exclusive 
Utility Easement 

21-RR-69 

Right to assign any 
and all rights to 
any public or 
private utility 
company 

Ridgewood 
2000 

O.D.R., LLC 
Deed: 
080028010 
(Page 5, Sec. 2) 

  

21-RR-69 

Property shall be 
used for the 
development of a 
non-motorized 

Ridgewood 
2000 

General 
restriction 

Deed: 
080028010 
(Page 6, Sec. 1) 
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recreational trail to 
be available to the 
public 

21-RR-69 

Property shall not 
contain any paved 
trail portions that 
exceed 12' in width 

Ridgewood 
2000 

General 
restriction 

Deed: 
080028010 
(Page 6, Sec. 2) 

Excludes parking areas 
for trail users 

21-RR-69 

Conservation 
Easement  

(Unfulfilled to 
DCR's knowledge) 

Ridgewood 
2000 

General 
covenant 

Deed: 
080028010 
(Page 7) 

Requires that the 
Grantee shall place the 
Property under 
conservation easement 
within 180 days of the 
deed date  

9-6D None Known The Friends        

9-82E 
40' Non-exclusive 
Utility Easement 

Joy G. Veazey 
Roger 
Williams 

Deed: 
970038040 
(Page 2) 

  

9-82BB 
40' Non-exclusive 
Utility Easement 

Joy G. Veazey 
Roger 
Williams 

Deed: 
970038040 
(Page 2) 

  

9-82BB 
Temporary 
Easement for 
Ingress and Egress 

Joy G. Veazey  
Joy G. 
Veazey  

Deed: 
160059330 
(Page 2-3, 
Parcel Four) 

Easement terminates 
upon Grantor's 
completion of a gravel 
road over and across 
Parcel 5 (unknown to 
DCR whether this has 
occurred) 

9-9-10 
40' Non-exclusive 
Utility Easement 

Monmouth 
West Limited 
Partnership 

Joseph L. 
Williams 

Deed: 
970038040 
(Page 2) 

  

9-82GG 
40' Non-exclusive 
Utility Easement 

Kwan H. Ham 
and Hoe Chun-
Ja Ham 
(Sheetz) 

Joseph L. 
Williams 

Deed: 
970038040 
(Page 2) 

  

9-82GG 
50' Access 
Easement 

Kwan H. Ham 
and Hoe Chun-
Ja Ham 
(Sheetz) 

301 & 614 
Property, 
LLC 

Deed: 
080045610 
(Pages 1-2) 

Permanent non-
exclusive easement for 
ingress and egress 
benefitting TMN 9-82FF 
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NEEDS ASSESSMENT 

The following needs assessment examines reports compiled by others to determine local and 

regional priorities. Since the linear park serves both transportation and recreation needs, both 

are included in this section.  

 

TRANSPORTATION  

Since the pandemic, deaths and injuries of cyclists and pedestrians are at their highest in four 

decades. Prior to the pandemic, there were 27 bike and pedestrian accidents in King George 

County in the period from 2013-2019. Thirteen of them, including two fatalities, occurred on US 

301 and Route 206 north and northwest of the Naval Support Facility Dahlgren. At the August 

16th listening session, stakeholders noted that there are very few safe places to walk or ride 

bicycles in the county except for the Trail, since roadways do not have sidewalks or bike lanes. 

 

Figure 13 - Accidents involving pedestrians and bicyclists in King George County from 2013-2019 

 

Staff from the George Washington Regional Commission have expressed concerns that public 

ownership may restrict multimodal use of the corridor if it is needed to serve future 
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transportation needs as the county grows. Acquisition from private owners may offer increased 

opportunities for public-private partnerships that could serve long-term alternative 

transportation uses (for example, bus rapid transit to serve the military base). 

To serve existing transportation needs in King George County, the Trail should be upgraded to 

what the Virginia Department of Transportation (VDOT) refers to as a temporary aggregate 

shared use path: this standard requires a cap of 6 inches of temporary aggregate base topped 

with 2 inches of crushed limestone fines, graded smooth and compacted. Costs are based on 

preparing the grade and finishing, placing, compacting, maintaining, and removing material as 

required. Other improvements are needed at road crossings. 

ROAD CROSSINGS 

There are eight named road crossings and four private roads that intersect the Trail. According 

to Virginia's Average Daily Traffic interactive map (2019 data), they are mostly low volume 

roadways. These crossings are identified from west to east in Table 3. 

 

 

Figure 14 -  Comorn Road crossing along the DRHT 
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Table 3 DRHT Roads Crossings (West to East) 

Road Name Route Number Average Daily Traffic 

Bloomsbury Road  Route 605 620 

Lambs Creek Church Road  Route 694 870 

Comorn Road  Route 609 2,900 

Muscoe Place  Route 608 290 

Tomahawk Drive  Private Unknown 

Indiantown Road  Route 610 570 

Salisbury Retreat  Private Unknown 

Caledon Road  Route 218 3,000 

Panorama Drive  Private Unknown 

Deep Cove Landing Road  Private Unknown 

Owens Drive  Route 614/624 1,500 

*James Madison Parkway  Route 301 15,000 

*Note: Since people use the Trail to commute to the Dahlgren base, a safe crossing at Route 301 is needed, 

although it is not part of the corridor evaluated for this report. 

 

Although public road crossings are marked with warning signs to alert drivers about the Trail 

crossings, additional safety improvements are needed. The VDOT Fredericksburg District 

reviewed the Trail intersections with VDOT-maintained roads. Sight distance is short at 

Indiantown Road, Muscoe Place, and Lambs Creek Church Road. In these locations it may be 

advantageous to acquire sight distance easements so that proper sight distance can be achieved. 

Signage on the Trail for trail users at all road crossings needs to be added, as well as gates to 

prevent motorized vehicles from accessing the Trail. Crosswalks may be needed for all public 

roads that bisect the Trail.  

 

Figure 15 - A typical road crossing along the Virginia Capital Trail 



 

30 

 

According to VDOT District staff, any connection between Caledon State Park and the Trail 

should be developed so that it will encourage users not to travel along Route 218 to make the 

connection. In its current alignment, this road would not facilitate a safe pedestrian or bicycle 

on-road connection due to the curvature and grade above the Trail. If a connection to the 

existing Park were to be envisioned, a separate ROW would need to be planned, negotiated, 

acquired, and constructed at an additional cost not captured in this report. 

REGIONAL GREENWAY FEASIBILITY STUDY  

In 2021, the George Washington Regional Commission published a Greenway Feasibility Study to 

prioritize potential greenway connections for future funding opportunities. Survey results 

included in the study identified five priorities for implementation: 

● Virginia Central Railway Tunnel under I-95  

● Virginia Central Railway Trail Feeder in Spotsylvania  

● DRHT Trail connections west to Stafford County  

● Tidewater Trail (Rt. 2 to Shannon Airport)  

● DRHT connectors to Caledon State Park 

 

The top 5 factors discouraging people from trail use were: 

• Lack of nearby connections to other greenways  

● Unsafe street crossings  

● The distance to get to the trail  

● Lack of existing greenways and trails  

● Motor vehicle traffic 

KING GEORGE COUNTY COMPREHENSIVE PLAN  

The Trail is identified in the 2019 King George County Comprehensive Plan and should be eligible 

for funding through state and federal sources. Several new programs funded by the Bipartisan 

Infrastructure Law would complement existing programs used for linear park development in 

Virginia. These programs are primarily available to local, regional metropolitan planning 

organizations (MPO) and state applicants. 
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Figure 16 King George County Trailways identified in the 2019 Comprehensive Plan - King George County Trailways Feasibility Study 

The 2018 King George County Trailways Feasibility Study recommends that the DRHT serve as the 

"spine" of the countywide bike/trail network and that improvements be made to primary and 

secondary roads that "feed" into the DRHT, with trailhead and parking areas located at strategic 

locations to provide better access.  

 

RECREATION 

Recreation, leisure, and sports activities play an important role in communities. Their many 

benefits include improving individuals' health and well-being, contributing to individuals' 

empowerment, and promoting the development of inclusive communities. 

VIRGINIA OUTDOORS DEMAND SURVEY 

According to the 2017 Virginia Outdoors Demand Survey, 52 percent of households in the George 

Washington Recreational Planning Region thought trails were the most needed outdoor 

https://www.kinggeorgecountyva.gov/384/Parks-Recreation
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recreation opportunity, higher than the state average of 43 percent. Natural areas ranked as the 

greatest need, with 54 percent of households identifying this need in both the state and region. 

With carrying capacity pressures impacting all the Virginia State Park facilities along the Potomac 

River, providing additional access to trails and natural areas through the Trail could serve as a 

pressure relief valve, adding acreage that improves the level of service for state parks, trails and 

natural areas in this high-demand area. 

COMMUNITY HEALTH IMPROVEMENT PLAN 

The Rappahannock Area Health District developed a Community Health Improvement Plan in 

2022 to make informed decisions about how the community should address its most pressing 

issues. The number one priority identified in the plan is mental health. There is a well-established 

connection between the recreation and interaction with nature and improved mental and 

physical health.  

 

COMMUNITY OUTREACH  

Community outreach involved stakeholder interviews by phone and email, a stakeholder 

listening session and outreach to adjacent landowners. Results from these efforts are 

summarized below. 

DCR staff reached out to 197 stakeholders to determine whether there was public support for 

integrating the Trail into Caledon State Park. King George County and the Friends group 

identified 66 stakeholders, many of whom represent organizations, who were contacted for 

stakeholder interviews, with 48 recorded responses. At DCR’s request, King George County also 

identified 131 adjacent property landowners, who were solicited by direct mail to gather 

feedback on the Trail's suitability as a recreation area for incorporation into Caledon State Park. 

As a result of this outreach to both groups, responses from stakeholder interviews indicated a 

general preference for the Trail becoming part of Caledon State Park.  

Of the 48 stakeholders interviewed, 32 were in favor of the trail becoming part of Caledon State 

Park, 9 were opposed, and 7 were neutral. Of the 19 comments received from adjacent 

landowners who responded to a direct mail request, 7 were in favor and 9 were opposed to the 

Trail becoming part of Caledon State Park. Three responses did not state a preference but 

indicated that more information was needed.    

Stakeholders in favor of the Trail’s integration into Caledon felt that State ownership would make 

the Trail accessible to more people, with more amenities and activities as well. With the Trail’s 
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important wetlands and preservation values, there was a desire to bring more natural resource 

and technical expertise into Trail management. It is growing more difficult for volunteers to 

maintain as usage increases, and some needed repairs are beyond the scope of an all-volunteer 

organization. Better advertising and promotion, increased security, and the ability to tap into 

additional funding resources were also mentioned as coming with State ownership. Removing 

the need for a permit and combining Friends groups (of Caledon State Park and the DRHT) to 

reduce scheduling conflicts and volunteer staff redundancy, were other benefits. There was the 

recognition that this unique 16-mile stretch of trail is an asset that would be difficult to re-create, 

and that the Trail could anchor/connect to other trails, resources and opportunities.  

Stakeholders opposed to the Trail’s integration into Caledon said it would be a waste of taxpayer 

dollars, since the Trail already exists.  Other stakeholders expressed concerns more related to the 

operation of the trail generally, such as issues with trespass, litter, and property rights.  Owners 

of the Gun Club thought State ownership posed a significant risk to their operation. Providing 

security would be an expensive ongoing cost, as some bad actors have been tearing down signs, 

stealing cameras, trespassing, and riding ATVs after hours. Some were concerned about theft, 

burglary and violence, and others did not think the Trail had enough use to justify improvement 

costs. A list of stakeholders, a summary of their feedback related to whether the park should 

become part of Caledon, notes from the listening session and adjacent landowner comments are 

available in Appendix B. 

KING GEORGE COUNTY RESOLUTION OF SUPPORT  

The King George County Board of Supervisors submitted a resolution of support (Appendix B) 

for making the Trail a part of Caledon State Park. The resolution was unanimous.  

DAHLGREN NAVAL SUPPORT ACTIVITY SOUTH POTOMAC  

DCR staff have engaged with personnel at the Naval Support Activity South Potomac command 

for the Naval Support Facility (NSF) at Dahlgren regarding their feedback for this review. While 

they are neutral on the trail becoming part of the state park system, they welcome the outdoor 

recreational opportunities provided by the Dahlgren Rail Heritage Trail and look forward to 

continuing to partner with community organizations in an effort to enhance the natural 

environment in and around the Dahlgren area. 

MARKET 

The market of existing DRHT users can be examined through permits, which are required due to 

the Trail's private ownership, issued by the Friends, and event participation. The potential market 

if the Trail becomes part of the state park is estimated by a population/drive time analysis, a 
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standard methodology for estimating potential usage based on proximity. Maps of who may be 

using the Trail by activity type and block group were created using ESRI's Community Analyst 

software. This analysis provides more insight into who would benefit from the Trail in King George 

County. 

PERMITS 

According to the Friends there have been 5,255 permits issued to users of the Trail since 2006. 

In 2022, 999 have been issued as of August 19, averaging about 133 a month. Although permits 

are required, many DRHT users assume the trail is public and do not acquire them. The 

breakdown of permits by location gives some idea of who is currently using the Trail, although it 

represents an undercount.2   

● King George: 3,051 (58%)  

● Stafford: 254 (4.8%)  

● Fredericksburg: 1,440 (27.4%)  

● Colonial Beach: 98 (1.86%)  

● Dahlgren: 81 (1.5%)  

● Other locations: 283 (5.4%) 

 

EVENTS 

There are several significant trail running events that are held on the Trail every year. These have 

been consistent in increasing participation and attracting runners from several neighboring 

states. Due to the popularity of the races, the number of events is increasing. The events are:  

● 50K race held in August  

● Half-marathon held concurrently with the 50K in August  

● Winter half marathon held usually in February  

● Fun run, "Sheetz-to-Sheetz," 14 miles, held in March 

Other more informal events also occur on the Trail through "meet-ups." Sometimes a group 

may announce a DRHT run or walk on their social media outlets. Groups that have used the 

Trail include: Moms Run This Town; Team Red, White and Blue; Fredericksburg Walking Club; 

Boy Scout Troops; Fredericksburg Rucking Club; and bicycle racing teams. 

 

2 Approximately 1% of the data is missing, as some requests only included street addresses and no city/postal code. 
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ONLINE REVIEWS 

Online reviews through various outlets like TripAdvisor, TrailLink, and BringFido give some 

indication of the appeal of this Trail to various users who generally give high ratings. While there 

are some complaints about the Trail surface and noise from gunshots, others praise the scenic 

qualities and the peace and quiet. 

PARTICIPATION IN ACTIVITIES BY BLOCK GROUP 

 Through ESRI's Community Analyst software, specific activities like birdwatching, mountain 

biking, horseback riding, hiking, and jogging, can be related to household participation at the 

block group level. This database is based on survey data from MRI-Simmons. It provides the 

expected number of consumers and a Market Potential Index for the sports and leisure market. 

Based on this data, maps can indicate how consumers within King George County block groups 

chose to recreate within the past 12 months. For example, within the block group that includes 

Caledon State Park, with a median household income of $109,595, the following percentage of 

adults/households are expected to have participated in the following recreation activities based 

on national propensities to use various products and services:  

• Participated in mountain bicycling in the last 12 months-4.3%  

• Participated in hiking-20.2%  

• Participated in horseback riding-2.5%  

• Participated in jogging/running-13.6%  

• Households that did birdwatching-7.9%  
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Figure 17 - Dog walking is a popular activity along the Trail 
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Although not an activity specified for this report, 37.7% of households in this block group are 

expected to have participated in walking for exercise in the last 12 months.  

These maps and a breakout of the sports and leisure market potential for the block group 

including Caledon State Park are included in Appendix C. 

POPULATION AND DRIVE TIME 

The total population within an hour’s drive of the Bloomsbury Road trailhead is 756,631. Because 

a two-hour drive would encompass parts of three metro areas, the population served increased 

to over 8.6 million. According to a 2021 report based on comment cards from Virginia State Parks, 

many people travel over two hours to visit a state park (78 percent of visitors responding in 2020 

traveled more than 50 miles to visit the park; 52 percent that same year traveled more than 100 

miles). 

 

Figure 17  - Area covered by a two-hour drive time from the Bloomsbury Road trailhead 

MANAGEMENT OPTIONS 

The Trail is uniquely positioned to benefit from public and private cooperative efforts. The 

Friends members, an existing organized group, want to continue supporting the Trail. The county 

has worked with the Friends for many years and wants to continue promoting the Trail. Since 

Caledon State Park is within a half mile of the Trail, a relationship exists between the Friends of 
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the Park and the Friends of the Trail, whose members see value in merging to eliminate 

redundancy. The NPS also may be interested in investing in this area since it intersects four 

national trails on the Potomac River. This segment of the Potomac Heritage Trail serves as a 

gateway to the Northern Neck. 

PRIVATE 

The Trail is currently operated through the largesse of private owners. The Friends, a 501(c)3, can 

access funding for operations through the following mechanisms: 

● Advertising and sponsorships 

● Local partnerships 

● Private grants and philanthropy 

● In-kind donations 

● Individual donations and crowdfunding 

The Friends have expressed a willingness to continue supporting Trail maintenance efforts; 

however, as a 501(c)3 with an annual income under $50,000, they are limited to what they can 

provide. 

LOCAL 

For a number of years, the Board of Supervisors of King George County, the Friends, and 

Ridgewood 2000 (owners) have worked together to have the Trail integrated into Caledon State 

Park. In the King George County Trailways Feasibility Study and the Memorandum of Agreement 

(MOA) between the partners, both from 2018, specific reference is made of that goal. In the 

interim, the county has worked cooperatively with the landowner and the Friends to leverage a 

great recreational asset for the enjoyment of citizens and visitors alike. In September 2020 the 

MOA was cancelled due to a change in insurance coverage of the Trail by the landowner Since 

that time, King George County has continued to work to promote the recreational amenity but 

no longer has a formal relationship with the Friends or Ridgewood 2000. 

Although King George County is not interested in owning and managing the Trail, there are 

opportunities to capture revenue from linear park projects through the following mechanisms 

at the local level, in addition to ballot measures, grants, and fees: 

● Increase in revenue from the transient occupancy/short-term rental tax 

● Increase in revenue from the meals tax 

● Increase in local taxes due to increased land value throughout the corridor and/or tax 

increment financing (TIF) 

● Joint development fees 
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● Development impact fees or negotiated exactions 

● Sales tax district 

● Business improvement district (BID) or other special assessment district (SAD) 

If the county can capture revenue through one or more of these means, investment in Trail 

improvements in partnership with Trail owners could be justified. 

STATE 

The Trail could be a state-owned and operated facility. 

If DCR owns and operates the Trail, the surface would 

be upgraded in a manner similar to other Virginia State 

Park-managed rail trails. These include High Bridge 

Trail State Park, New River Trail State Park, and a rail 

trail facility at Wilderness Road State Park. Day-use 

facilities (i.e., trailheads, restrooms, picnic areas, 

orientation kiosks, interpretive signs) and any 

overnight facilities would be located with citizen input 

through a master planning process. Some revenue 

could be captured through park operations, however, 

rail trails are particularly difficult to monetize through 

parking fees because of the number of access points. 

Much of the funding would come from ballot measures, grants, or line items in the state budget. 

There is no dedicated general funding for state parks in Virginia. State parks are funded with a 

mix of General Assembly appropriations, and revenue generated through admission fees, 

overnight accommodations and merchandise sales. There is competition for this limited pool of 

funds as well as the need for meeting existing financial obligations. 

While there are limiting factors, some of the advantages of state ownership include limited 

liability, improved level of service in the urban crescent, and more staff and maintenance 

resources for the park. Expanded promotion and marketing of the Trail, law enforcement and 

 Figure 18 - Existing planks over wet areas along the Trail 
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maintenance would come with additional staff resources. The Commonwealth is also not 

subject to local zoning ordinances that restrict recreational facility development. 

 

 

 

 

 

 

FEDERAL 

The Trail is a designated section of the Potomac Heritage National Scenic Trail. The network of 

national scenic and historic trails is larger than the interstate highway system and connects more 

than 6,000 thousand communities with access to the outdoors. In 1968 the National Trails System 

Act authorized a feasibility study for a "Potomac Heritage Trail," subsequently completed and 

published by the Bureau of Outdoor Recreation in 1974. In 1983 an amendment to the Act (PL 

98-11) recognized a corridor for development of the Potomac Heritage National Scenic Trail (PHT) 

based on the narrative and a generalized map in the feasibility study. Administration of the PHT 

is delegated to the NPS, and Director's Order 45: National Trails System (NTS) and a companion 

Reference Manual provide guidance for NPS staff and partners. The NPS provides interagency 

coordination, policy development, partnership training, financial assistance, technical assistance, 

research, communications, networking, mapping, and reporting for the benefit of the NTS. 

Figure 19 - Virginia State Parks maintains several 

rail trail facilities as state parks. Pictured are New 

River Trail State Park (upper and lower left), and 

bicyclists along High Bridge Trail at High Bridge 

State Park (upper right). 
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Section 7 of the Act authorizes the Secretary of the 

Interior to enter into agreements with various 

entities for management of PHT segments. All NTS 

trails are cooperatively managed by design and in 

full collaboration with partner organizations. 

Cooperative management partners generally 

contribute more funds and in-kind resources to NTS 

management each year than appropriated federal 

funds. Today the evolving PHT network is managed 

by various governmental agencies and nonprofit 

organizations. 54 U.S.C. § 101701 allows the 

Secretary of the Interior to enter into challenge 

cost-share agreements with any state or local 

government, public or private agency, organization, 

institution, corporation, individual, or other entity 

for the purpose of sharing costs or services in 

carrying out authorized functions and 

responsibilities. 

The Federal Government supports a wide range of project types and sizes, but timing depends 

on the federal fiscal year and the application process. Projects typically involve National 

Environmental Policy Act (NEPA) or other environmental reviews and are often tied to achieving 

certain objectives related to the funding source. 

In 2021, the NPS completed a DRHT Concept Plan for the Friends that provides background for 

this report. It is included in the Appendix D. 

PRESERVING THE HISTORIC CORRIDOR  

House Bill 30, Item 375 K directed DCR to make recommendations to preserve the historical trail. 

Although the corridor does not have historic register designation, there is a rich history 

associated with the Trail that is interpreted at the Dahlgren Heritage Museum. With the corridor 

currently in private hands, one way that it could be preserved is to place it in public ownership. 

A future private owner may not value the ecosystem and recreation services the Trail currently 

provides and may sell the corridor to the highest bidder. Whether public ownership is a long-

term easement, or a fee simple purchase depends on negotiations between the seller and future 

buyer.  

Figure 20 - The eastern end of the Trail with Potomac Heritage 

Trail and DRHT kiosks 
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House Bill 30 also directed DCR to explore management of the area by a combination of public 

and private entities. Local, state, and federal interests could work cooperatively with the private 

sector to encourage recreation opportunities that don't interfere with existing ecosystem 

services in the area.  

To capitalize on resources available at various levels of government and within the private sector, 

the future landowner could develop a Memorandum of Agreement (MOA), a written, formal 

understanding of the agreement between the public and private sector partners. This document 

would spell out the obligations and commitments of the parties to allocate and minimize each 

party's risks. It can also be referred to as a contract and is legally binding. 

COST-BENEFIT ANALYSIS  

A long-distance linear park is unique because it 

functions as both a transportation and a 

recreation amenity. A transportation cost-

benefit analysis would consider capital, 

operating and maintenance expenditures; 

residual value/remaining service life; and 

innovative technologies and techniques under 

costs. Benefits could include safety, travel time 

savings, operating cost savings, emissions 

reduction, facility and vehicle amenity, and 

health according to guidance the US Department 

of Transportation provides for discretionary 

grant programs.  

While a study that combines these approaches may be a useful next step, the scope of this study 

is to identify "any one-time and/or ongoing expenses associated with the Trail's acquisition and 

incorporation into Caledon State Park," and specifically "operation of the area or park with only 

those improvements minimally necessary" for camping, hiking, bird watching, equestrian 

activities, and biking "consistent with the preservation and protection of the property's 

conservation values and natural resources." 

For recreation areas, some typical practices for evaluating benefits include analysis of the housing 

market to measure property value increases, travel costs methods to determine how far people 

would travel to experience the recreation area, stated preferences from surveys, and economic 

impact (the benefits of a given asset compared to the expenses that it generates). Costs include 

Figure 21 - Existing picnic area at the Bloomsbury Road trailhead 

https://www.transportation.gov/office-policy/transportation-policy/benefit-cost-analysis-guidance-discretionary-grant-programs-0
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the cost of travel to the destination for the user and the acquisition, construction/renovation and 

maintenance/operations costs accrued by the provider. 

COSTS  

The costs identified in this section include land acquisition, construction, and annual operating 

costs to bring the Trail up to state park standards as well as manage and maintain the Trail and 

all support facilities in such a way as to promote public health, safety, and trust. This includes 

providing security and promoting public safety through the enforcement of laws, regulations, and 

policies in a consistent and just manner. These costs represent those identified in the limited 

time given to complete this study, and there may be additional costs that are not captured as 

part of this report. 

There are other costs that are more difficult to define and outside the scope of this report. For 

example, there are opportunity costs related to potential alternate uses of the corridor. Some 

adjacent landowners have concerns with the implications of their properties being bisected by 

land owned by the Commonwealth, while others want the corridor preserved for a future use, 

like light rail. Others are concerned that state park ownership will bring unwanted growth. All 

these costs should be weighed with the benefits before moving forward. 

LAND ACQUISITION 

Costs for land acquisition have been compiled from the approximation of market values and 

estimates of due diligence costs. There are outstanding issues that would have to be resolved 

before pursuing an acquisition, including the identification of any additional property that may 

be needed to resolve adjacent property owner and sight distance concerns and to provide 

adequate parking at trailheads. For properties that are bisected by the Trail, easement 

agreements not already in place would need to be considered. Property rights (like utility 

easements) that may have been severed from parcels of interest would have to be reassembled. 

CORRIDOR VALUATION 

The table below provides a rough approximation of fee simple market value for the historic rail 

corridor areas of the six subject parcels. This valuation does not constitute an appraisal and 

should only be used for preliminary planning purposes. Additionally, certain assumptions have 

been made, including the following:  

● Fee simple ownership is appropriate and permissible for all properties.  

● Parcels with excess land not needed for purposes of the Trail can be subdivided.  
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● Any necessary Trail realignment, including exchanges of land between Little Ark Baptist 

Church, Ashton Family LP and Ridgewood 2000 (for the preservation of the church 

cemetery), will be completed before any property is conveyed to the Commonwealth. 

● Any and all property rights that have been severed from the subject properties (e.g., 

utility easements) will be reassembled to meet Commonwealth standards. 
 

Table 4 Corridor Valuation 

Tax Map 
Number 

Owner 
Total 
Parcel 

Acreage 

Last Sale 
Price 

Current 
Assessed 

Land Value 

Estimate of 
Current 
Corridor 
Market 
Value* 

Notes 

21-RR-69 

Ridgewood 2000 
(Utility Easement 
Holder: O.D.R., 

LLC) 

238.72 $442,500 $652,400 $1,523,238 

This estimate of 
market value 

INCLUDES the value 
of the Utility and 

Permanent 
Construction 
Easements 

9-6D The Friends 0.279 $0 $1,400 $1,400 

Not part of RR 
Corridor; 

intended to be 
donated 

9-82E Joy G. Veazey 5.339 Unknown $40,000 $34,067  

9-82BB 
Joy G. Veazey 

Trustee 
15.998 Unknown $400,000 $19,781 

Corridor acreage: 
~3.1 

9-9-10 
Monmouth West 

Limited 
Partnership 

19.777 Unknown $343,600 $22,333 
Corridor acreage: 

~3.5 

9-82GG 
Kwan H. Ham and 
Hoe Chun-Ja Ham 

(Sheetz) 
2.5299 $1,750,000 $1,708,100 $3,573 

Corridor acreage: 
~0.56 

TOTAL  282.6429  $3,145,500 $1,604,393  

*Parcels 9-82BB, 9-9-10, and 9-82GG have been valued based on their contributing rail-trail corridor areas only. The entirety of 

each parcel may need to be acquired depending on future development plans as an addition to Caledon State Park or if seller 

desires. This table does not include any acquisition costs that may be associated with required site distance easements at 

Indiantown Road, Muscoe Place, and Lambs Creek Church Road. 
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DUE DILIGENCE 

Items in Table 5 estimate additional costs involved with acquiring these properties. 

Table 5 Due Diligence Costs 

COST ITEM AMOUNT 

Appraisal  $50,000 - $100,000 

Survey  $190,000 

Boundary Marking $100,000 

ESA Phase 1  $10,000 

Title and Settlement Services $10,000 

DGS/OAG Fees  $10,000 

Miscellaneous  $20,000 

TOTAL $440,000 

The total estimated amount for acquisition and due diligence would be approximately $2.1 million. 

CONSTRUCTION 

Although DCR would utilize an existing facility, the DRHT, work is required to bring the facility up 

to state park standards. Amenities like restrooms are also needed to provide the type of 

experience that state park users have come to expect. Vault toilets and other amenities are not 

included in construction costs for this feasibility study. If DCR acquires the corridor, a master 

planning process will identify needed facilities, appropriate locations, and associated costs and 

phasing. Construction costs itemized in Table 6 are based on "those improvements minimally 

necessary for camping, hiking, bird watching, equestrian activities, and biking," which can 

continue through special use permits and temporary facilities. 

As part of capital improvements previously identified as needed at Caledon State Park, a new 

maintenance facility is needed. This facility could also support the Trail. Caledon State Park is 

situated approximately at the halfway point of the Trail. A shared maintenance complex would 

cost $1 million to construct. Based on the Park's current operations, the equipment needed to 

operate a rail trail would cost $359,000. 
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One of the most significant limiting factors for the 

Trail is the existing parking, which is adequate at 

the western end but needed at the eastern end. 

Limitations on the current “handshake 

agreements” with businesses must be formalized 

or additional property identified before any 

transfer could occur. Opening a state-managed 

facility will bring increased demand that will put 

pressure on local businesses and organizations 

that currently allow parking. There is a clear need 

to acquire both land and capital fund support to 

build out parking lots on the eastern end of the 

Trail. 

The other limiting factor involves restrooms, which are not provided by the Friends. Although 

primitive camping could be allowed through special use permits, due to the lack of amenities 

such as water and restroom facilities purchasing additional land would be needed for full-

service campground and bathhouse development. These features would be located and phased 

through a master planning process. 

Table 6 One-time Costs 

COST ITEM AMOUNT 

Crosswalks, signs and gates at road crossings $375,600 

Equipment $359,000 

Construction (Maintenance Facility and Trail Improvements (16.63 miles) $15,568,320 

*Renovation of existing structures $4,809,244 

Acquisition $2,044,393 

TOTAL ONE TIME COST $23,156,557 

*Renovation of existing train cars is not included in this figure, which is based on the linear feet of existing culverts as shown on 

the 1942 plats. Train cars will require investment to ensure they are stabilized from deterioration and made safe. 
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 Figure 22 - Existing trailhead at Indiantown Road 
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Figure 23  - A culvert that needs repair at milepost 6 

ENVIRONMENTAL CONSIDERATIONS  

Culvert renovation and replacements will likely 

cause minimum impact to wetlands that will require 

permits prior to construction. Permits are often 

issued for culvert replacement. 

Although the area surrounding the Trail provides 

suitable habitat for small whorled pogonia, a rare 

perennial orchid, a survey for this resource would 

not be needed because substantial tree clearing is 

unnecessary. The construction footprint will not 

exceed the existing 80' wide corridor, which is not 

dedicated as part of Chotank Creek Natural Area 

Preserve. Only erosion and sediment control 

measures and an invasive species management plan 

will be needed if the Trail should become part of the park. Future build-out of any areas outside 

the existing trail corridor would require further environmental review. 

 
Figure 24 - Trail marker with kudzu at the milepost 2 
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OPERATION 

The Friends have spent $1,026.59 on trail maintenance over the past year. Still, this amount does 

not capture most everyday expenses that are paid out-of-pocket by volunteer maintainers (i.e., 

equipment purchases, gas, oil, repairs, parts, etc.). 

The list below captures most of the maintenance work completed by a handful of volunteers for 

public benefit: 

● Mowing/bush-hogging/weed whacking 

● Limb lopping, clearing encroaching branches 

● Routine tree clearing  

● Major storm event tree clearing (A snowstorm last January required a major, one-time 

effort, and many community members came out to help).  

● Clearing side-ditches 

● Tread improvements (applying surface aggregate, laying planks in muddy areas) 

● Repairing culverts 

 

The Friends do not collect volunteer hours. Much of the work is completed on an ad hoc basis, 

with people contributing as they have time. An occasional work party may include Navy 

personnel from Dahlgren or clubs from Fredericksburg (e.g., Team Red, White and Blue). Some 

Trail neighbors maintain a section by clearing the Trail as they walk, mowing an area or clearing 

a downed tree. A few years ago, the Friends estimated 1,500 volunteer hours per year for the 

NPS study, with 80 percent of that volunteer time dedicated to trail maintenance. 

Developing and equipping a maintenance area and hiring two park rangers would help address 

issues like trespass and litter identified by some adjacent property owners and alleviate the 

pressure on volunteers to perform all trail maintenance. Improving the trail surface and visibility 

at road crossings would improve the trail experience, which in turn would attract more use. 

For DCR to operate the facility at existing state park standards, the following annual operating 

costs will be needed. 

Table 7 - Ongoing (Recurring) Costs for Staffing and Operations 

COST ITEM AMOUNT 

Two full-time staff $186,393 

*Annual operations $166,699 

TOTAL RECURRING COST $353,092 

* This includes general operations, routine maintenance, wage staff, resource management activities. 
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BENEFITS 

Although the following benefits are not specific to the Trail, methods used to measure benefits 

used in other locations provide insight into what could be measured in King George County. There 

may also be benefits to adjacent landowners like an increased law enforcement presence and 

more accountability that are intangibles outside the scope of this report. 

REVENUES 

Linear parks have more edge than traditional state parks and it is difficult to collect parking fees 

that offset operating costs. What would be a challenge, or limiting factor for DCR, is a benefit for 

the local community as park access is closer and easier. Besides parking fees, other potential 

revenue sources, which may require additional development, are listed below: 

● Special permit or entrance fees for special 

events 

● Special permit fees for concessions within 

the right-of-way 

● Merchandise sales 

● Picnic shelter rentals 

● Camping fees 

● Equipment rentals 

● Donations 

● Interpretive program fees 

● A membership organization could collect 

revenue from a range of membership levels 

and solicit and accept donations on behalf of a trail. 

 

TRAVEL DISTANCE 

Based on a report reviewing 2021 visitor comment cards, ¾ of state park visitors traveled over 

50 miles to visit a state park. About half traveled over 100 miles.2 With 8.6 million people within 

a two-hour drive of Caledon State Park, visitation will have to be limited to the carrying capacity 

of the resource, which would expand with additional parking at trailheads. 

PROPERTY VALUE 

In a feasibility study for a rail trail in the Shenandoah Valley completed in 2021, VDOT staff 

estimated that property values could increase 3-4 percent within the more developed areas along 

the corridor if a trail was constructed. Since the Trail already exists, impacts could be measured 

 Figure 25 - Existing campsite along the Trail 
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by comparing the price of residential properties with similar attributes in terms of structure, 

location, and amenities to quantify the impact of the benefit derived from proximity to the trail. 

With distance and access to the trail facility as the primary variable, a quantitative value can be 

determined based on property proximity to the facility.  

ECONOMIC IMPACT 

According to a study of the Economic and Fiscal Impacts of Virginia's State Parks in 2021 3 , 

economic activity created by state parks was associated with approximately $272.1M in value-

added effects, which is a measure of the park system's contribution to the gross domestic product 

of the Commonwealth. These effects are especially important at the park-by-park level where 

most of the impact is retained in the local area.  

Although High Bridge Trail State Park is in a much more rural part of the Commonwealth, this 32-

mile rail-trail generated $6.0M in value-added effects, including $506K in state and local taxes. 

With 159,990 day-use visitors, this park also generated $10.2 million in economic activity in 2021 

($6.5 million in adjusted economic impact). 

A 2021 study of the Potomac Heritage National Scenic Trail by the Northern Virginia Regional 

Commission revealed the following economic findings for restaurants and retail establishments 

related to outdoor activities within 1.5 miles of the 140-mile trail through Northern Virginia: 

● $86.8 million in total annual revenue generated by 254 trail-facing businesses 

● $3.8 million generated by 16 outdoor retail establishments 

● $83 million generated by 238 restaurants 

TRANSPORTATION IMPACTS  

Based on data from StreetLight, commuting on the Potomac Heritage Trail accounts for: 

● 1.9 million miles of walking annually 

● 4.6 million miles of biking annually 

● 45,000 miles of commuting each year per average mile of trail 

Using IRS estimates of per-mile personal vehicle ownership costs ($0.56/mile in 2021) and DC 

area-specific estimates for the cost of pollution, the trail provides more than $4 million in 

annual avoided transportation costs (average of more than $29,000 per mile of trail). 

● $3.7 million personal vehicle costs avoided 

● $480,000 environmental costs avoided 

Reductions in environmental pollutants: 

https://www.novaregion.org/1533/Equity-and-Economic-Study
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● 27 metric tons of CO 

● 1.2 metric tons of NOx 

● 2,500 metric tons of CO2e 

HEALTH CARE 

The study also found that the Potomac Heritage Trail helps prevent 32 deaths per year. Using an 

economic benchmark of $11 million per avoided fatality (calculated by USDOT), the HEAT model 

suggests that there are $349 million in annual reduced mortality benefits, or more than $2.4 

million per mile of trail. Another $55 million accrues from avoided health care costs. 

 

 

 

 

 

 

 

 

 

QUALITY OF LIFE IMPROVEMENTS 

Linear parks are now recognized as an important part of modernized transportation systems, 

but they also perform important recreational and ecosystem functions. Healthy parks are safe, 

visually appealing, accessible, and inviting. They also preserve and protect biodiversity, provide 

natural buffers, support outdoor recreation, and define a sense of place or community.  

Additional active transportation benefits are highlighted in the info brief Advancing Trails to 

Support Multimodal Networks in the Appendix E. 

 

 

 

Figure 26 - Infographic from the Potomac Heritage Trail Equity and Impacts Study 

https://www.who.int/data/health-equity/assessment_toolkit#:~:text=The%20Health%20Equity%20Assessment%20Toolkit,interactive%20graphs%2C%20maps%20and%20tables.
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CONCLUSION 

This report set out to answer a series of questions to meet the tasks outlined in House Bill 30, 

Item 375 K. The questions and answers are summarized in the paragraphs below.  

Existing uses along the trail (camping, 

fishing, hiking, bird watching, biking and 

horseback riding) could be continued as 

part of a state park with limited trail 

surface and crossing improvements as 

compared to other rail trail projects, 

provided that temporary restroom 

facilities are provided for camping and 

other special events.  

If a maintenance facility and associated 

equipment are added to Caledon State 

Park, both the park and the Trail will 

benefit. The long-distance rail trail and 

associated events would make 

additional recreational opportunities available to the public.  

The historic rail trail may be best preserved through public ownership, and this is also the 

expressed interest of the current private landowner as there are limits to what the Friends can 

provide. Additionally, as long as the Trail is privately owned, the  corridor may be subject to 

development pressures. Culverts that are now 80 years old will also need to be replaced, at a 

cost far above the resources of a 501(c)3 with an annual budget of less than $50,000.   

There is some community support for state ownership and management of the Trail. Of the 48 

stakeholders interviewed, 32 wanted the Trail to become part of Caledon State Park, 9 were 

opposed and 7 were neutral. Of 19 adjacent landowners who responded to direct mail, 7 were in 

support, 9 were opposed, and 3 were neutral. Every member of the King George County Board 

of Supervisors is in favor of the Trail becoming part of Caledon State Park.  

There is a market for the recreational opportunities the Trail could provide, both within King 

George County and in nearby metro areas. Based on the potential market, proximity to state 

facilities, and the availability of water and sewer, the corridor appears suitable for development 

and incorporation in Caledon State Park. Additional soil analysis and geotechnical data would be 

needed to site facilities along the trail should future master planning propose it.     

Figure 27 - Linear parks connect people to nature 
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There are both limiting factors and advantages if the Trail is owned and operated by the 

Commonwealth of Virginia. The one-time and/or ongoing expenses associated with the Trail's 

acquisition and incorporation into Caledon State Park are outlined in Table 8.   

Table 8 

One-time and Ongoing Expenses Associated with the Trail's Acquisition and Incorporation into Caledon State Park 

One-time Cost Items Cost (Dollars) 

Road Crossings $375,600 

Renovation $4,809,244 

Construction $15,568,320 

*Acquisition $2,044,393 

Equipment $359,000 

Total One-time Cost Items $23,156,557 

Ongoing Cost Items (Recurring) $353,092 
*Note: This table does not include any acquisition costs that may be associated with required site distance easements at 
Indiantown Road, Muscoe Place and Lambs Creek Church Road. 

 

As detailed in this report there are a number of costs and limiting factors to consider, in making 

recommendations on the Trail's suitability as a recreation area for incorporation into Caledon 

State Park. Likewise, based on site location, local and regional priorities, and state park system 

needs, there are numerous benefits to the Trail becoming a part of the existing park.  

Based on a review of this information, DCR has concluded that the Trail could be a suitable 

recreation area for incorporation into Caledon State Park. However, in arriving at this conclusion 

this report makes the following recommendations: 

1. Prior to any acquisition, the issues identified below will need to be resolved. 

o Identify additional property needed to resolve adjacent property landowner and sight 

distance concerns and provide adequate parking at trailheads; 

o Complete any necessary Trail realignment (for example, needed realignment at Little 

Ark Baptist Church to avoid bisecting a cemetery); 

o Reassemble property rights (i.e., utility easements) severed from parcels of interest; 

and 

o Mitigate any unsafe conditions, such as firearms used toward the trail at the property 

owned by a local gun club. 

2. Resolution of outstanding issues will require investment of additional staff time and 

resources, and will need to be adequately planned for in advance; and  
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3. Any outstanding stakeholder feedback should be reviewed, and where appropriate 

considered in the decision-making process for the future of the Trail. 

Addressing these recommendations will enable DCR to better understand and plan for how 

complex issues surrounding land acquisitions, easements, and relationships with adjacent 

property landowners, and one-time and ongoing (recurring) costs will be handled should the 

Trail become a part of Caledon State Park.  

In doing so, DCR will be better positioned to take actions to preserve the historical trail and 

enhance Caledon State Park facilities, the Trail, and recreational opportunities for citizens of King 

George County and visitors to Caledon State Park, should it be determined that it become a part 

of the park and under the management of DCR.  

 

Figure 29 - View of the swamp marsh from the DHRT 
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