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MOTION: November 17, 2015
Regular Meeting
SECOND: Res. No. 15-
RE: REZONING #PLN2014-00040, BLACKBURN — GAINESVILLE
MAGISTERIAL DISTRICT
ACTION:

WHEREAS, this is a request to rezone £76.7 acres from A-1, Agricultural to
PMR, Planned Mixed Residential, and +£51.7 acres from A-1, Agricultural to PMD, Planned
Mixed Use District; and

WHEREAS, the site is located on the north and south sides of Balls Ford
Road, approximately %2 mile west of the intersection of Balls Ford Road and Sudley Road.
The site is identified on County maps as GPINs 7597-92-1061, 7597-82-7607 and
7597-82-4068. The site is designated REC, Regional Employment Center, and SRH,
Suburban Residential High, in the Comprehensive Plan; and

WHEREAS, staff has reviewed the subject application and recommends denial
as stated in the staff report; and

WHEREAS, the Planning Commission, at its public hearing on April 1, 2015,
continued Rezoning #PLN2014-00040, Blackburn, to date certain of April 15, 2015 as stated in
Planning Commission Resolution Number 15-028; and

WHEREAS, the Planning Commission, at its public hearing on April 15, 2015,
recommended approval of Rezoning #PLN2014-00040, Blackburn, as stated in Planning
Commission Resolution Numbers 15-034, 15-037 and 15-038; and

WHEREAS, a Board of County Supervisors’ public hearing, duly advertised in
a local newspaper for a period of two weeks was held on May 12, 2015, and interested citizens
were heard; and

WHEREAS, the Board of County Supervisors closed the public hearing and
deferred Rezoning #PLN2014-00040, Blackburn, to date uncertain, as stated in Resolution
Number 15-352; and

WHEREAS, there have been no changes made to the case subsequently; and

WHEREAS, the Prince William County Board of County Supervisors believes
that general welfare and good zoning practices are served by the denial of this request;

NOW, THEREFORE, BE IT RESOLVED that the Prince William Board of
County Supervisors does hereby deny Rezoning #PLN2014-00040, Blackburn.
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ATTACHMENT: Proffer Statement dated April 24, 2015

Votes:

Ayes:

Nays:

Absent from Vote:
Absent from Meeting:

For Information:
Planning Director

Jay Du Von

Walsh, Colucci, Lubeley & Walsh, PC
4310 Prince William Parkway, Suite 300
Woodbridge, VA 22192

ATTEST:

Clerk to the Board



PROFFER STATEMENT

RE: REZ #PLN2014-00040, Blackburn
Record Owners: Estate of Marion C, Wheeler
Property: G.P.I.Ns.: 7597-92-1061, 7597-82-7607 and 7597-82-4068 (the “Property™)
Acreage: 128.3502 acres, Gainesville Magisterial District
Current Zoning: A-1, Agricultural
Proposed Zoning: PMR, Planned Mixed Residential and
PMD, Planned Mixed Use District
Date: April 24, 2015

The undersigned hereby proffers that the use and development of the subject Property shall be in
strict conformance with the following conditions. In the event the above-referenced rezoning is
not granted as applied for by the Applicant, these proffers shall be withdrawn and are null and
void. The headings of the proffers set forth below have been prepared for convenience or
reference only and shall not control or atfect the meaning or be taken as an interpretation of any
provision of the proffers. Any improvements proffered herein below shall be provided at the
time of development of the portion of the site served by the improvement, unless otherwise
specified. The terms “Applicant” and “Developer” shall include all future owners and successors
in interest.

For purposes of reference in this Proffer Statement, the Master Zoning Plan (the “MZP”) shall be
the plan prepared by Urban, Ltd., entitled "Master Zoning Plan, Planned Mix Residential District
and Planned Mix Use District, Blackburn" dated April, 2013, revised November 21, 2014 and
the landscape plan shall be the plan prepared by Studio 39 entitled “Blackburn, MZP- Landscape
Set,” dated August 8, 2014, revised December 3, 2014 (the “Landscape Plan™).

USES AND DEVELOPMENT

1. Uses:

A. PMR Zoning District (Land Bays | and 2): approximately 76.677 acres of land,
as identified on the MZP, shall be developed with no more than one hundred sixty
(160) single family detached units and one hundred seventy-seven (177)
townhouse units,

B. PMD Zoning District (Land Bays 3, 4 and 5): approximately 51.6725 acres of
land, as identified on the MZP, shall be developed with no more than seventy-
eight (78) townhouse units, one million gross square feet of office, pursuant to the
O(H) zoning district and 115,000 gross square feet of uses allowed in the B-1



zoning district. The office district referenced above may contain retail uses in
accordance with the O(H) Zoning District.

Development of the Property shall be in substantial accordance with the MZP, however,
the internal road alignment, building, parking, lot lines, lot shape, community amenities,
trails (onsite or off-site) and on-site or off-site stormwater management improvements
and on-site or off-site road improvements may undergo alterations in accordance with
final engineering considerations at the time of site/subdivision plan review.,

Notwithstanding the layout shown for Land Bay 3 or 4, the Applicant reserves the right to
make modifications to the internal layout and design of the land bays in order to provide
for future B-1 uses located in Land Bay 4 and the final design of the regional storm pond
that is located in Land Bays 3 and 4.

Drive through uses shall be prohibited in Land Bays 1, 2, 3 and 5. One drive through
may be permitted in Land Bay 4 for either a financial institution or pharmacy.

COMMUNITY DESIGN

Landscaping and landscape buffers shall be provided substantially as shown the
Landscape Plan, using drought tolerant indigenous species where supplemental planting
area is required, subject to final engineering considerations at the time of site/subdivision
plan review and subject to minimal, necessary utility crossings and fencing. Where
existing vegetation is proposed to remain undisturbed within said landscaping and
landscape buffers, said existing vegetation shall be credited against the plant unit
requirements identified in the Design and Construction Standards Manual (“DCSM™) and
where the existing vegetation is sufficient may satisfy said requirements,

In the event adjacent properties are rezoned or developed for compatible uses, the
landscape buffers as shown on the MZP may be reduced in accordance with the DCSM
and, if applicable, the review and approval of a site plan revision.

A monument style sign feature identifying the project shall be permitted in locations
along Balls Ford Road, Ashton Avenue, Hollis Drive extended, Coverstone Road and
Bethlehem Road, generally as shown on the MZP. The design and materials used for the
monument signs shall be in general accordance with the sign elevation sheet attached
hereto as Attachment A, entitled "Entry Features," prepared by Studio 39, dated
August 11, 2014. and in accordance with the Design Guidelines identified below and/or
subject to approval by the Planning Director or his/her designee. The size of said
monument style signs may vary but, they shall not exceed the dimensions otherwise
shown on Attachment A, unless approved by the Planning Director or his/her designee.




Such signage shall require sign permit approval. Landscaping around the monument
style signs shall include a mixture of evergreens, shrubs, perennials and ornamental
grasses.

Development within the Land Bays will be general accordance with the design
guidelines entitled “Blackburn, Virginia,” dated May 27, 2014, (the “Design
Guidelines”).  Said Design Guidelines will provide for the orderly and unified
development of the Property.

Architecture within the Land Bays shall be subject to the Design Guidelines and shall be
subject to the following:.

A. For purposes of this proffer, building fronts are defined as that elevation where
the main entrance is located, building sides are defined as any elevation between
the front and rear and building rears arc defined as the elevation opposite the
front.

B. The exterior of the townhouse units located in Land Bays 2 and 3 shall be
designed in general accordance with the single family attached (SFA) guiding
principles found in the Design Guidelines.

Compliance with this proffer shall be evidenced with the submission of building
elevations for review and approval at least two weeks prior to the issuance of the
building permit release letter. Any substantive changes to the design and/or
materials shall be submitted to the Planning Director for review and approval.
Such approval shall be based on a determination that the changes result in a
building of similar or greater quality.

C; The exterior of the single family detached units located in Land Bay 1 shall be
shall be designed in general accordance with the single family detached (SFD)
guiding principles found in the Design Guidelines.:

Compliance with this proffer shall be evidenced with the submission of building
elevations for review and approval at least two weeks prior to the issuance of the
building permit release letter. Any substantive changes to the design and/or
materials shall be submitted to the Planning Director for review and approval.
Such approval shall be based on a determination that the changes result in a
building of similar or greater quality.

B The exterior of the buildings located on Land Bays 4 and 5 shall be shall be
designed in general accordance with the guiding principles found in the Design
Guidelines.
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i) The overall architectural style of the office buildings located in Land
Bay 5 shall be in general conformance with one of the design concept
alternatives prepared by Bignell Watkins Hasser Architects P.C., attached
hereto as Attachment B, entitled "Blackburn Office Park, Design
Concepts," alternatives 1-4, dated December, 17, 2013, recognizing that
individual features of the buildings may vary from the design concept and
from building to building to add architectural variety.

ii) Building heights within Land Bay 5 will be graduated with buildings
closest to Balls Ford Road containing a minimum of three (3) stories. The
four interior buildings shall contain a minimum of four stories and a
maximum of six (6) stories. Buildings located within Land Bay 5 shall not
exceed a building height of seventy feet (70%), including roof top
mechanicals.

1. Compliance with this proffer shall be evidenced with the submission of building
clevations for review and approval at least two weeks prior to the issuance of the
building permit release letter, Any substantive changes to the design and/or
materials shall be submitted to the Planning Director for review and approval.
Such approval shall be based on a determination that the changes result in a
building of similar or greater quality.

Residential units located in Land Bays 1, 2 and 3 shall be designed and constructed as
ENERGY STAR ® qualified homes or equivalent rated home. Compliance shall be
demonstrated by a certification statement provided prior to each request for occupancy
permit issuance.

Land Bay 1 shall include a meandering nature/beaten path generally as shown on Sheet 4
of the MZP. The path alignment shall be determined during construction to minimize
impact on existing trees and in the location approximately shown on the final site plan for
Land Bay | and shall be located outside of any wetlands.. The path will be a minimum
five foot (5°) wide meandering natural surface walking path cleared of saplings and
mulched at Applicant's discretion, Small signs designating the path will be installed
every 500 feet. The HOA will be responsible for maintenance of the path and associated
signage.

Development of Land Bays 3 and 4 shall include an integrated sidewalk network to
facilitate pedestrian connectivity between the two land bays. Said integrated sidewalk
shall be shown on the site/subdivision plan for Land Bays 3 and 4.

Exterior lighting within Land Bay 5 shall be directed downward and inward to minimize
off-site bleeding, with the exception of security lighting.
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2= CULTURAL RESOURCES

As a condition of the site/subdivision plan approval for Land Bays 1, 4 and 35, the
Applicant shall retain a qualified professional to conduct a Phase | Metal Detector Survey of
that portion of the land bay for which metal detection is recommended. Said Metal Detection
Survey work shall be done in accordance with the scope of work dated April 22, 2013
attached hereto as Attachment C. Three (3) copies of the draft report and one electronic copy
documenting the results and recommendations of the Phase [ Metal Detector Survey shall be
submitted to the Planning Office for review, comment, and approval, prior to plan approval.
In the event the findings of the Phase [ Metal Detection Survey indicate that a Phase Il
archaeological evaluation is warranted, the Applicant shall conduct such Phase II
archaeological evaluation on those sites and resources that are located in areas of the land
bay(s) that will be disturbed. All Phase IT scopes of work shall be approved by the Planning
Director or his designee. Three (3) copies and one electronic copy of the Phase Il draft report
documenting the results and recommendations of the archaeological evaluation shall be
submitted to the Planning Office for review, comment, and approval prior to final
site/subdivision plan approval for each Land Bay |, 4 and 5. The qualified professional, the
archaeological testing, and the reports shall meet the standards set forth in the current version
of the Virginia Department of Historic Resources (VDHR) Guidelines for Conducting
Historic Resources Survey in Virginia.

In the event the Phase II evaluations find an archaeology site significant and the site will be
disturbed by construction, the Applicant will, prior to issuance of a land disturbance permit
for that area containing the significant site, either initiate mitigation of the archaeology site
through Section 106 of the National Historic Preservation Act (NHPA), with the County as a
consulting party; or, if Section 106 review is not required, the Applicant will prepare a
mitigation plan for approval by the Planning Director or his designee. [f a County mitigation
plan is required, its stipulations shall be completed prior to issuance of the land disturbance
permit. The mitigation plan shall meet the standards set forth in the current version of the
VDHR’s Guidelines for Conducting Historic Resources Survey in Virginia and also the
Advisory Council on Historic Preservation’s (ACHP) Recommended Approach for
Consultation on Recovery of Significant Information from Archeological ~ Sites
(http://www.achp.gov/archguide.html#supp). Final reports shall be submitted in quantities,
formats and media as requested by the County Archaeologist after the report(s) have been
approved by the County.

As a condition of first site/subdivision plan approval for Land Bays 1, 4 and 35, the
Applicant shall curate with the County, artifacts, field records, laboratory records,
photographic records, computerized data and other historical records the Applicant
possesses as recovered as a result of its cultural resources investigations, All artifacts and
records submitted for curation shall meet current professional standards and The
Secretary of the Interior's Standards and Guidelines for Archeology and Historic
Preservation. A curation fee equal to VDHR’s curation fee (not to exceed $350.00/box)
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will be paid by the Applicant at the time of delivery to the County. Ownership of all
records submitted for curation shall be transferred to the County with a letter of gift.

ENVIRONMENTAL

The Applicant shall make a one time monetary contribution to the Prince William Board
of County Supervisors in the amount of $75.00 per acre for water quality monitoring,
drainage improvements and/or stream restoration projects. Said contribution shall be
made prior to and as a condition of site/subdivision plan approval for each phase of the
project with the amount to be based on the acreage reflected on that site/subdivision plan.

Stormwater Management and/or Best Management Practices shall be provided on-site
and/or off-site in accordance with the DCSM. The on-site facilities shall be provided in
the approximate location(s) shown on the MZP, subject to minor changes as may be
approved by the County in connection with site plan review and in accordance with the
DCSM and DEQ permitting. Facilities will be constructed along with development of
each phase of the project.

As a condition of site/subdivision plan approval for each Land Bay, the Applicant shall
utilize, to the extent feasible due to existing soil types on the Land Bay, low impact
development (LID) techniques in combination with traditional stormwater management
techniques to manage stormwater runoff as part of its proposed stormwater management
for the Property, as permitted by the DCSM. Said techniques may include, but shall not
be limited to, bioretention areas, rain gardens, filter strips and/or other practices that can
be integrated into landscaping areas and/or other common areas as shown on the MZP.
The final specific techniques to be utilized shall be determined at the time of
site/subdivision plan review for the each Land Bay, in consultation with the Department
of Public Works, Watershed Management Division.

No clearing or improvements shall be made outside of the limits of clearing and grading
shown on the MZP without County approval, with the exception of: (a) the installation of
plant materials, if needed to supplement existing vegetation, within buffer areas shown on
the MZP; installation of landscaping; (b) the removal of noxious vegetation, such as
poison ivy, poison oak, etc., as well as dead, dying or hazardous trees; (¢) minor
engineering considerations and minor utility improvements.

The limits of the Resource Protection Area (“RPA”) located within Land Bay 3 and 4
shall be determined at the final design of the Regional Storm Pond, which will be located
in Land Bays 3 and 4. As a condition of approval for the regional storm pond, the
Applicant shall reforest within the RPA, utilizing a planting rate of 700 trees per acre, in
accordance with DCSM Section 802.21.E, or applicable sections of the DCSM, or as
approved by the regional storm pond plan.
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FIRE & RESCUE

As a condition of each residential occupancy permit issuance, the Applicant shall make a
one time monetary contribution to the Prince William Board of County Supervisors in the
amount of $720.00 for a townhouse unit and $749.00 for a single family detached unit to
be constructed, to be used for fire and rescue purposes.

As a condition of each nonresidential building permit issuance, the Applicant shall make
a one time monetary contribution to the Prince William Board of County Supervisors in
the amount of $0.61 per square foot of non-residential gross floor area (gfa), excluding
parking structures as approved by said building permit, to be used for fire and rescue
purposes.

In the event that side yard setbacks of single family detached homes are less than ten feet
(10", each dwelling unit shall have a fire sprinkler system to comply with Section 32-
306.12.3(a) of the Prince William County Zoning Ordinance. Compliance shall be
demonstrated on each lot grading permit application and building plan application.

The Applicant shall work with the County during the design and construction of the
buildings and parking structures located on Land Bay 5 to provide, if required, adequate
communication coverage within the said structures (e.g., "leaky wire" radio system or
equivalent) in the event of an emergency. Compliance with this proffer shall be satisfied
with certification/documentation submitted with the building plans.

OWNERS ASSOCIATION

A separate Owners Association(s) or another identifiable single entity (i.e., owner) may
be formed prior to approval of the first site plan for any nonresidential building in Land
Bays 4 and/or S to oversee the on-going management and maintenance of the common
areas of Land Bays 4 and/or 5.

Prior to the issuance of the first occupancy permit, the Applicant shall create a
homeowners’ association (“HOA”) for Land Bays 1, 2 and 3 which shall be responsible
for the maintenance of any private streets, common space, buffers, entrance features,
recreational amenities, walking path and associated monument signage.

The Applicant shall incorporate into the HOA documents a provision which shall require
plowing of snow on emergency vehicle access areas, in addition to all private streets and
alleys, and on all public streets prior to acceptance into the state maintenance system, all
as identified on the MZP.
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The Applicant shall incorporate into the HOA documents and budget, reserve funding
budget items supported by a reserve study for the long term viability of all HOA
maintained infrastructure. The HOA documents and budget shall be provided to each
purchaser in the project.

The Applicant/Owner shall provide a certified nutrient management plan upon final,
permanent stabilization of the site, but no later than final inspection of the last developed
residential Land Bay 1, 2 or 3 and prior to release of the final performance bond for the
last developed residential Land Bay 1, 2 or 3. The plan will cover all commonly held turf
areas to be maintained by the Homeowner or Property Owner Association (HOA). It will
not apply to private lots. The plan will be prepared by a Virginia Certified Nutrient
Management Planner per the State requirements for urban nutrient management plans,
and subsequently updated as required by the State. A copy of the plan shall also be
provided to the Prince William County Watershed Management Branch. The HOA will
be responsible for subsequent submissions of updated plans. An annual report
documenting implementation of the plan will be provided to Watershed Management by
the Applicant and then the HOA.

HOUSING

As a condition of each residential occupancy permit issuance, the Applicant shall make a
one time monetary contribution to the Prince William Board of County Supervisors in the
amount of $250.00 for each unit. Said contribution is to be utilized by the County's
Housing Preservation & Development Fund.

LIBRARIES

As a condition of each residential occupancy permit issuance, the Applicant shall make a
one time monetary contribution to the Prince William Board of County Supervisors in the
amount of $601.00 for a townhouse unit and $610.00 for a single family detached unit to
be used for library purposes.

PARKS AND RECREATION

As a condition of first site/subdivision plan approval, the Applicant shall meet with the
Director of Planning and the Director of Parks and Recreation (or their designees)
(collectively the County Representatives) to determine whether the Applicant or the
Parks & Recreation Department will construct a field at Ellis Barron Park generally in the
area shown on Attachment O attached hereto. The construction shall consist of: one
artificial turf field with final dimensions not to exceed 360’ x 225°, design and permitting
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for the field and associated parking, grading/earthwork, appropriate storm water
improvements for the field, and an expanded parking area, (collectively “the Turf Field”)
subject to County approval. The Applicant shall either:

A. As a condition of each occupancy permit issuance, the Applicant shall make a one
time monetary contribution to the Prince William Board of County Supervisors in
the amount of $3,725.00 for a townhouse unit and $3,972.00 for a single family
detached unit to be used for the design and construction of an artificial turf field
to be located on Ellis Barron Park with any residual funds to be used for parks and
recreation purposes.

B. Construct the artificial turf field subject to obtaining all necessary easements and
permits. The Applicant shall commence construction and diligently pursue said
construction prior to or as a condition of the issuance of the 351% residential
building permit. The Applicant shall provide evidence of the design and
construction costs for the Turf Field to the Department of Parks and Recreation.
The evidence of costs shall include but not be limited to all costs for, design,
permitting, hard and soft costs, (including bonding) for the Turf Field (the
“Applicant’s Costs”). In the event the Applicant’s Costs to design and construct
the Turf Field do not equal the total level of service for parks and recreation, the
Applicant shall contribute the monetary balance upon completion of the Turf
Field. The Applicant’s Costs shall not exceed the monetary level of service
payment identified in Proffer # 33.A above.

The Applicant shall provide community recreation amenities for the residential units on
the Property. Amenities shall include, a community club house with bathroom/changing
rooms and with a six-lane, 25 meter pool, walking trails and tot lots (which shall contain
a bench, shade tree/or structure, trash receptacle and play structures), located as generally
shown on Sheets 4 and 5 of the MZP.

As a condition of final site plan approval for Land Bay 2, the Applicant shall incorporate
a tot lot within Land Bay 2 in an area of the land bay south of Coverstone Drive. The
final location of the tot lot shall be determined at final site plan.

PHASING

The Applicant may develop the Property in phases but not necessarily in the order of the
Land Bay designations.

The Applicant shall submit a site plan for the first building in Land Bay 5 prior to
building permit issuance of the 300" residential unit.
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As a condition of issuance of the 401* occupancy permit, the Applicant shall commence
construction on the first office building and associated surface parking located in Land
Bay 5. Said building shall be a minimum of three (3) stories with a minimum of 100,000
gross square feet and shall be located along the Balls Ford Road frontage.

Development of Land Bay 5 may be phased such that any building may be built first and
the Applicant reserves the right to utilize surface parking in Land Bay 5 until such time as
structured parking is required in order to meet the parking standards setforth in the
Design Construction and Standards Manual (DCSM) and/or the Prince William County
Zoning Ordinance.

At the time the Balls Ford Road improvements east of Ashton Avenue are constructed,
(as further described below), the Applicant shall install water and sewer stubs, to Land
Bay 5.

At the time the Balls Ford Road improvements east of Ashton Avenue are constructed,
(as further described below), the Applicant shall design and install the signal heads to
accommodate the full intersection, including signal heads for Land Bay 5, subject to
County and VDOT approval.

As a condition of issuance of the 100" residential occupancy permit, the Applicant shall
commence construction of 25,000 square feet of commercial space in Land Bay 4.

Construction of the pool and clubhouse amenities located in Land Bay 1 shall be
commenced after occupancy permit of the 200" residential unit and shall be substantially
completed by the issuance of the building permit for the 275™ residential unit.

Construction of amenities located in Land Bays 2 and 3 shall be constructed at the time
the Land Bay is being developed.

SCHOOLS

As a condition of each residential occupancy permit issuance, the Applicant shall make a
one time monetary contribution to the Prince William Board of County Supervisors in the
amount of $11,685.00 per townhouse unit and $20,694.00 per single family detached
unit, to be used for school purposes.
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TRANSPORTATION

As a condition of each residential occupancy permit issuance, the Applicant shall make a
one time monetary contribution to the Prince William Board of County Supervisors in the
amount of $15,196.00 per townhouse unit and $17,962.00 per single family detached unit
to be used for transportation improvements. The contributions shall be applied to capital
improvement projects that are identified in the CIP, 6-year road plan or any other capital
improvement projects in the County. Said contributions to be reduced by credits for
transportation improvements made by Applicant in Proffers 48.a., 48.b. and 48.c..
However, the total amount of all such credits cannot exceed the total value of the
transportation level of service monetary contributions proffered in this condition.

Access to the Land Bays shall be provided as shown on the MZP, subject to final
engineering.

Balls Ford Road Improvements. Prior to approval of the first site/subdivision plan for
any Land Bay the Applicant shall submit a Public Improvement Plan to Prince William
County Transportation and VDOT for the Balls Ford Road improvements shown on
Sheets 8 and 9 of the MZP. Construction and bonding shall be completed in phases in
accordance with the approved Public Improvement Plan as follows:

A. Balls Ford Road improvements east of Ashton Avenue. The Applicant shall
construct Balls Ford Road improvements east of Ashton Avenue as generally
shown on Sheet 9 of the MZP and as further engineered in the approved Public
Improvement Plan described in Proffer 48 above prior to any occupancy permits
being issued in Land Bays 1, 3, 4 or 5. This phase of improvements shall include
Balls Ford Road/Ashton Avenue intersection improvements including
signalization, the entrance to Land Bay 5 and construction of a modified four-lane
divided MA-1 road section running from the east side of Ashton Avenue eastward
along Balls Ford Road, to the existing entrance of GPIN 7697-15-1568 (10850
Balls Ford Road. The Applicant shall receive credit against the transportation
level of service contribution identified in Proffer 46 for all costs of any off-site
improvements, including but not limited to appraisal fees, right-of-way
acquisition costs, easements, design and construction costs. Said offsite
improvements are shown on Attachment D attached hereto entitled “Offsite Road
Improvement Exhibit — Balls Ford Road Blackburn,” revised May 23, 2014,
prepared by Urban, Ltd (“Attachment D). The Applicant shall provide evidence
of these amounts to the County Department of Transportation for review and
approval.

B. Balls Ford Road improvements west of Ashton Avenue. The Applicant shall
begin the construction of the Balls Ford Road improvements west of Ashton




Avenue, as generally shown on Sheet 8 of the MZP and as further engineered in
the approved Public Improvement Plan described in Proffer 48 above prior to any
site/subdivision plan approval for Land Bay 5 or prior to building permit issuance
of the 300" residential unit, whichever comes first. This phase of improvements
shall include, if not already constructed pursuant to Proffer 48.a. above, Balls
Ford Road/Ashton Avenue intersection improvements and construction of a
modified four-lane divided MA-1 road section running from the west side of
Ashton Avenue westward along Balls Ford Road, to the western property line of
GPIN 7597-73-9556 (7501 Bethlehem Rd). The Applicant shall receive credit
against the transportation level of service contribution identified in Proffer 46 for
all costs of any off-site improvements, including but not limited to appraisal fees,
right-of-way acquisition costs, easements, design and construction costs . Said
offsite improvements are shown on Attachment D attached hereto. The Applicant
shall provide evidence of these amounts to the County Department of
Transportation for review and approval.

Class I Trail on Balls Ford Road. As part of the Balls Ford Road Public
Improvement Plan identified in Proffer 48 above, the Applicant shall design a ten
(10) foot wide Class I asphalt trail on the south side of Balls Ford Road
approximately from station 14437 at the western property of GPIN 7597-73-9556
(7501 Bethlehem Rd) to station 50+50 at the eastern boundary of the Property, as
generally shown on Sheets 8 and 9 of the MZP (unless the County/VDOT
approves a waiver request for a narrower width). Said trail shall be located within
Balls Ford Road right-of-way. The Applicant shall receive a credit against the
transportation level of service contribution identified in Proffer 46 for the value of
the trail located off the Property frontage, with said credit to include appraisal
fees, right-of-way acquisition costs, easements, design and construction costs of
said trail. For purposes of this proffer, the "off-site" portion includes trail
segments located on GPINs 7597-73-9556, 7597-83-1724, 7597-94-9277 and
7597-94-8644 (respectively, 7501 Bethlehem Road, 7505 Bethlehem Road,
11171 Balls Ford Road and 11201 Balls Ford Road). The Applicant shall provide
evidence of these amounts to the County's Department of Transportation for
review and approval to evidence the value of such credit. The trail shall be
constructed with the Ball Ford Road improvements noted above.

Transportation Credits. Transportation proffer credits identified in Proffers 48.a.,
48.b., and 48.c. shall be allowed based on estimates of the total costs of off-site
improvements in that phase, as shown on the approved Public Improvement Plan
and as such estimates are approved by Prince William County Department of
Transportation ("PWCDOT"). Once the road construction is completed, the
Applicant shall provide receipts or invoices for all costs which shall be reconciled
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against the estimates and any further credits due/allowed or, if the actual costs are
less than the estimates, the difference shall be paid to Prince William County.

Coverstone Road and Bethlehem Road Improvements. As a condition of site/subdivision
plan approval for Land Bay 2, the Applicant shall design the Coverstone Road and
Bethlehem Road improvements as generally shown on Sheets 11 and 12 of the MZP.
The improvements will be constructed with construction of Land Bay 2.

Ashton Avenue Improvements. As a condition of site/subdivision plan approval for Land
Bays 1 or 3, Applicant shall design Ashton Avenue improvements as generally shown on
Sheet 10 of the MZP. The improvements shall include a five foot (5") wide side walk on
the east side of Ashton Avenue running from Balls Ford Road to the southern property
line of Land Bay 3, tying into the existing sidewalk.

Hollis Drive Extended. As a condition of site/subdivision plan approval for Land Bay I,
the Applicant shall design the extension of Hollis Drive to the cul de sac as generally
shown on Sheet 13 of the MZP. Hollis Drive will be constructed with construction of
Land Bay 1.

In the event the Applicant is not able to acquire off-site right-of-way or easements
required in order to provide the Balls Ford Road improvements, in accordance with
Proffers 48.a., 48.b. and 48.c, including any easements required for utilities, utility
relocation and stormwater management for the road improvements, the Applicant shall
request the County to acquire the right of way and/or easements by means of its
condemnation powers at Applicant's expense. Applicant's request shall be in writing and
shall comply in all respects with the County's Eminent Domain Policy. Said request shall
be made to the appropriate County agency and shall be accompanied by the following:

A. The names of the record owners, the property addresses, tax map parcel numbers
and GPIN numbers for each landowner from whom such right of way and/or
easements are sought.

B. Plats, plans and profiles showing the necessary right of way and/or easements to
be acquired and showing the details of the proposed transportation improvements
to be located on each such property.

C Pursuant to Virginia Code § 25.1-417, a determination of the value of the
Property will be based on the following:

i) if the assessed value is less than $25,000, then the value shall be
determined by assessment records or other objective evidence; or
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ii) if the assessed value is greater than $25,000 an independent appraisal of
the value of the right of way and easements to be acquired, and any and all
damages to the residue of the involved property, said appraisal to be
performed by an appraiser licensed in Virginia and approved by the
County.

A 60 year title search of each involved property.

Documentation demonstrating to the County's satisfaction Applicant's good faith,
best efforts to acquire the right of way and/or easements, at a cost of at least the
appraised value of the involved property interests.

A letter of credit acceptable to the County, cash or equivalent (from a financial
institution acceptable to the County) in an amount equal to the appraised value of
the property to be acquired, and all damages to the residue, together with an
amount representing the County's estimate of its cost of condemnation
proceedings, in a form permitting the County to draw upon the same as necessary
to effectuate the purposes hereof.

An Agreement signed by Applicant's representative and approved by the County
Attorney whereby Applicant agrees to pay all costs of the condemnation,
including expert witness fees, court costs, exhibit costs, court reporter fees,
attorney fees for the Office of the County Attorney, and all other costs associated
with the litigation, including appeals. The Agreement shall specifically provide
that in the event the property owner is awarded in the condemnation suit more
than the appraised value estimated by Applicant's appraiser, Applicant shall pay
to the County the amount of the award in excess of the amount represented by the
letter of credit or cash deposit within 15 days of the award.

A bus shelter shall be provided in Land Bay 5 on the north side of Balls Ford Road
generally as shown on Sheet 5 of the MZP, subject to County, VDOT and PRTC
approval. The shelter will be shown on the first site plan for Land Bay 5.

The Applicant shall provide interparcel access within Land Bay 5 in the general locations
as shown on the MZP and said interparcel access shall be constructed as respective
phases of Land Bay 5 are developed.

The Applicant shall reserve land for one access easement in Land Bay 4 to provide an
interparcel connection in the location generally shown on Sheets 5 of the MZP. The
exact location of said access easement shall be determined at the time of site plan
approval for that portion of the Land Bay. The access easement reservation shall be
shown on the subdivision plan and said easement so reserved shall be granted in the event
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the adjacent property is developed and a reciprocal access casement is granted on the
adjacent parcel.

At the time of first site plan submission for Land Bay 5, the Applicant shall study the
Balls Ford Road/ Ashton Avenue signal timing and, if warranted, shall suggest timing
modifications subject to County and VDOT approval.

At the time of first site/subdivision plan for the Property, the Applicant shall submit to
the County and VDOT a study of the Balls Ford Road/ Sudley Manor Drive (Route 234)
intersection to determine if restriping within the existing right of way for a third
eastbound left turn lane on Balls Ford Road, onto northbound Sudley Manor Drive is
feasible. Studied improvements will be limited to restriping, pavement markings
(including lane identification such as [-66 only lanes, with arrows) and ground mounted
directional signage, if required. The study will be limited to improvements that may be
made within the existing right of way and shall be subject to VDOT and County
Approval.

Prior to occupancy permit for the 250,000 square foot of office space located in Land
Bay 5, the Applicant shall establish a Travel Demand Management (“TDM”) program in
consultation with Prince William County Department of Transportation to determine
appropriate TDM measures.

WATER AND SEWER

The Property shall be served by public sanitary sewer and water, and the Applicant shall
be responsible for those improvements required in order to provide such service for the
demand generated by the development of the Property.

MISCELLANEOUS

As a condition of issuance of the 100" residential occupancy permit, the Applicant shall
make a monetary contribution to the Prince William Board of County Supervisors in the
amount of $50,000.00 to be used by the Prince William County Department of Economic
Development for the promotion of business and corporate development along [-66
corridor.

The Applicant shall promptly remove any graffiti from the Property. Graffiti shall be
deemed any inscription or marking on walls, buildings or structures not permitted by the
sign regulations in Section 32-25.20 et al. seq. of the Zoning Ordinance. Any graffiti is
to be reported to the Prince William County Police Department before removal.
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As a condition of site/subdivision plan approval for Land Bay 1, the Applicant shall
construct/install a six (6) foot high ornamental metal fence along the Land Bay 1
boundary line as generally shown on the MZP and Landscape Plan but, shall not be
required in areas along this boundary where fencing is already in place. Fencing installed
by the Applicant shall be maintained by the HOA.,

As a condition of first site/subdivision plan approval, the Applicant shall install/erect a
sign, not to exceed 10 feet in height in Land Bay 5 near the Balls Ford Road frontage.
Said sign shall identify this portion of the Property as the future site of Blackburn
Business Park. The Applicant shall maintain the sign until such time the site is developed
or it is no longer deemed necessary by the Gainesville District Supervisor or the Planning
Director.

In the event the monetary contributions set forth in the Proffer Statement are paid to the
Prince William County Board of County Supervisors within 18 months of the approval of
this rezoning, as applied for by the Applicant, said contributions shall be in the amounts
as stated herein. Any monetary contributions set forth in the Proffer Statement which are
paid to the Board after 18 months following the approval of this rezoning shall be
adjusted in accordance with the Urban Consumer Price Index (“CPI-U”) published by
the United States Department of Labor, such that at the time contributions are paid, they
shall be adjusted by the percentage change in the CPI-U from that date 18 months after
the approval of this rezoning to the most recently available CPI-U to the date the
contributions are paid, subject to a cap of 6% per year, non-compounded.

For purposes of this Proffer Statement, “final rezoning™ shall be defined as that zoning
which is in effect on the day following the last day upon which the Prince William Board
of County Supervisors' decision granting the rezoning may be contested in the
appropriate court or, if contested, the day following entry of a final court order affirming
the decision of the Board of Supervisors which has not been appealed, or if appealed, the
day following which the decision has been affirmed on appeal.

PMR and PMD MODIFICATIONS

The following waivers and modifications to the requirements of the Zoning Ordinance
and DCSM shall be deemed granted and approved as provided by Section 32-700.25 of
the Zoning Ordinance.

A. Modification of Section 32-306.10.1.(b) and Section 32-306.12.6.C and F of the
Zoning Ordinance to allow a minimum of one modified unit type and to allow a
modified housing type with yards and setbacks as shown on the MZP and further
identified on Attachment E attached hereto, subject to compliance with Section
32-306.12.3 of the Zoning Ordinance.
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Waiver of Section 306.21 of the Zoning Ordinance to allow the elimination of the
nonresidential secondary use requirement within the PMR District.

Modification of Section 32-405.04 of the Zoning Ordinance to allow perimeter
buffer around the PMD zoned property to be in accordance with those buffers
shown on the Landscape Plan.

Modification of Section 32-405.04.1 to allow PMD area to be based on
contiguous and non-contiguous portions of the Property.

Modification of Section 32-401.14.3 and 4, and Section 32-402.24.3 and 4 of the
Zoning Ordinance to allow for the calculation of density (FAR) and open space in
L.and Bays 4 and 5 to be based on the entire individual Land Bay rather than on a
lot by lot basis if/when the Land Bays are subdivided.

Modification of Section 32-250.24 of the Zoning Ordinance to allow signs in
conformance with Attachment A and the Design Guidelines identified herein.

Maodification of Detail 650.05 RM-2, of the DCSM to allow 11’ lane with curb,
gutter and sidewalk and right-of-way dedication on Bethlehem Road as shown on
Sheets 7 and 11 of the MZP and pursuant to approved waiver #WAI 2015-00013
attached hereto as Attachment F .

Modification of Section 602.07.A of the DCSM to allow a commercial entrance
on Ashton Avenue as shown on Sheet 10 of the MZP and pursuant to approved
waiver #WAI 2015-00014 attached hereto as Attachment G .

Modification of Section 601.04.C of the DCSM to allow single family detached
lots to have frontage on private streets pursuant to approved waiver #WAI 2015-
00015 attached hereto as Attachment H.

Modification of Detail 650.11 MA-1, of the DCSM to allow modifications to
Balls Ford Road in accordance with improvements shown on Sheets 7, 8 and 9 of
the MZP pursuant to approved waiver #WAI 2015-00016 attached hereto as
Attachment L.

Modification of Detail 650.06 TS-1, of the DCSM to allow modifications to road
width in the townhouse residential sections pursuant to approved waiver #WAI
2015-00017 attached hereto as Attachment J .

Modification of Detail 650.08 CI-1, of the DCSM to allow modification of Hollis
Drive extended as shown on Sheets 7 and 13 of the MZP pursuant to approved
waiver #WAI 2015-00018 attached hereto as Attachment K .



M. Modification of Detail 650.08 CI-1, of the DCSM to allow modification of
Coverstone Drive as shown on Sheets 7 and 12 of the MZP, pursuant to approved
waiver #WAI 2015-00019 attached hereto as Attachment L.

N. Modification of Detail 650.09 MC-1, of the DCSM to allow for the Ashton
Avenue % section (east side), as shown on Sheets 7 and 10 of the MZP, pursuant
to approved waiver #WAI 2015-00020 attached hereto as Attachment M.

0. Modification of Detail 650.04 RL-2, of the DCSM to allow modifications to street
standards and to allow the sidewalk in the single family residential section to be
constructed outside the public street right-of-way pursuant to approved waiver
H#WAI 2015-00021 attached hereto as Attachment N .

SIGNATURE PAGE

ESTATE OF MARION C. WHEELER

By:
Name: Claude T. Compton

Title: Executor

Date:
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Michael C. May

Martin E. Nohe

Frank J. Principi

A public hearing for the rezoning was opened and public testimony was
heard at the May 12, 2015 Board of County Supervisors meeting. The
Board closed the public hearing and deferred action of the case to a date
uncertain in order to allow additional time for the applicant to consider
increasing the phasing of nonresidential commitments and improving the

balance of the mix of uses for project.

Since the Board hearing in May, the applicant has not made any changes
to the proposal. As such, the attached staff report, dated April 24, 2015,

and staff’s recommendation remain unchanged.

Staff continues to recommend denial.
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April 24, 2015

TO: Board of County Supervisors

FROM:  Christopher M. Price, AICP |/ H
Director of Planning

THRU: Melissa S. Peacor
County Executive

RE: Rezoning #PLN2014-00040, Blackburn
Gainesville Magisterial District

L. Background is as follows:

A. Request - This is a request to rezone +/- 76.7 acres from A-1, Agricultural to PMR,
Planned Mixed Residential, and +/-51.7 acres from A-1 to PMD, Planned Mixed Use
District, to allow for the development of a maximum of 415 residential units (160
single family detached & 255 townhouses), and allow up 1,000,000 square feet of
office and a maximum of 115,000 square feet of retail development.

Blackburn Acres — Total Project area | Gross Floor Area (SF) — Total
Total Project —128.4 designated REC - 105.5 1,673,500**
acres
Proposed Development Nonresidential Nonresidential
- Regling‘ t +/-41.1 ac. or Total = 1,115,000 SF or
mploymen
g y. . SRS 38% of project 67% of project
Nonresidential vs.
residential comparison
using both acreage and
floor area Residential Residential
Comprehensive Plan +/-64.4 ac. or Total - 415 units or 558,500%*
recommends that 63% of project SF or

residential development
not exceed 25% of the
gross floor area

33% of project

* Based on estimated single family detached dwelling unit floor area of 2,500 SF and townhouse floor
area of 2,000 SF.

**Figure includes the overall nonresidential square footage proposed, but has no phasing proftered
for timing of construction.



REZ #PLN2014-00040, Blackburn
April 24,2015

Page 2

At the issuance of an occupancy permit for the 40
construction of the first office building in Landbay 5, having a minimum of 100,000 SF.

1" residential unit, the applicant shall commence

Uses /F Development |  Existing / Permitted Propascd Developient
st Development (requires rezoning)
Zoning A-1, Agricultural PMR & PMD
Density 1 SFD per 10 acres 4.8 dwelling units per acre

(residential landbays 86.2
acres)
Use Agricultural / Residential Residential,

Commercial/retail &

office/employment

Residential Upto 12 SFD Up to 415 units (160 SFD &
(10 acre lots) 255 townhouses)

Nonresidential N/A — use not permitted Upto 1,115,000 SF
(zoned A-1) Commercial/retail &

office/employment

Site Location - The site is located on the north and south sides of Balls Ford Rd.
approximately 2 mile west of the intersection of Balls Ford Rd. and Sudley Rd. (see
maps in Attachment A). The site is identified on County maps as GPINs 7597-92-
1061, 7597-82-7607 & 7597-82-4068.

Comprehensive Plan - The site is designated REC, Regional Employment Center, and
SRH, Suburban Residential High, in the Comprehensive Plan,

Zoning —The site is zoned A-1, Agricultural, without proffers.

Surrounding Land Uses - The property is bound by Interstate 66 to the north. To the
south and east, townhouses and multifamily development make up the majority of the
uses at a medium and high density. On the north side of Balls Ford Rd., the uses are
nonresidential including office and lodging. On the east side of the property, the uses
include motor vehicle sales/rental unlimited, financial institution, warehousing, and a
shopping center. To the west of the northern portion of the project is area planned
REC, consisting of vacant land and office and lodging uses. Further to the west, the
land uses are industrial including light and heavy industrial uses. To the west of the
southern portion of the project, where the residential development is proposed, the
uses consist of light and heavy industrial uses. The majority of the area to the west of
the site is designated FEC, Flexible Use Employment Center and EI, Industrial
Employment, with a small area of REC. Immediately to the west of the site, there is a
+/-12 acre area that is designated as REC. This +/-12 acre area is located between
light and heavy industrial uses to the west and the proposed suburban residential low
density development within Landbay 1.
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Current Situation is as follows:

A.

Planning Commission Recommendation — The Planning Commission heard this

rezoning at the April 1, 2015 public hearing and continued the hearing to April 15,
2015. The case was continued in order to allow time to work with the applicant to
explore including a proffered trigger that ensures commercial and employment
development for the site. The Planning Commission recommends approval of REZ
#PLN2014-00040, Blackburn, subject to the proffers dated March 18, 20135, with
amended proffers that include;

A proffer for the phasing of construction for the first office building within
landbay 5.

Revision to proffer #24 to ensure that single family residential units with side
yard setbacks of less than 10 feet shall have a fire sprinkler system.

See the attached proffers with revision date of April 20, 2015,

Planning Office Recommendation: The Planning Office continues to recommend

denial for the following reasons:

The applicant’s revised proffers include construction phasing for the timing of the
proposed office/employment development; however, the trigger for construction
is very late in the build out of the residential development. The total residential
unit cap for the project is 415 units, and the phasing proffer requires construction
to commence at the 401* building permit. The majority of the project area is
designated REC, and the County’s land use policy expressly states the need for
nonresidential phasing in order to ensure that employment development always
remains the primary use within this planned district.

The purpose of the Regional Employment Center classification is to provide for
areas located close to and/or with good access from an interstate highway where
intensive regional employment uses are to be located.

a)

b)

This property is situated with high visibility from, and excellent access
to, Interstate 66. Due to the limited availability of employment
planned areas along [-66, the +/-64.4 acres proposed for residential
development should instead continue to provide opportunities for
future intensive regional employment investment.

This project, without earlier project construction phasing of the
employment component, is primarily a residential development project
with a minimum 25,000 SF of retail development (to be constructed at
the 300" residential occupancy permit). The project is not consistent
with the development guidance provided in the Comprehensive Plan
for the REC.

The applicant’s residential proposal consists of single family detached units and
townhouses. Neither unit type is envisioned in the REC designation. In addition,
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per the Comprehensive Plan, residential uses shall represent no greater than 25
percent of the total REC gross floor area of the project. The table on page 1
shows that the proposed residential floor area in the area planned REC is
estimated to be 558,500 SF and the residential area is 33% of the project floor
area and 62% of the project/land arca. Also, within each landbay, uses are not
well integrated, each containing a single use, which does not provide walkability.

The proposal contains no active recreation open space area within the project

area. The open space shown along Balls Ford Rd. is a stormwater management
dry pond. Other areas shown to contain open space are wetlands. It was strongly
recommended that the applicant provide usable open space on-site, particularly in
the townhouse section of landbay 2 where no amenities have been provided.

The Comprehensive Plan Future Transit Alternatives Map identifies a future
Metro station location at Sudley Rd. and I-66. In addition, VDOT is actively
seeking to locate a major park and ride facility in this location. This further
highlights the planned intent for employment development, density and a mix
uses in this area.

See the revised proffers dated April 20, 2015, and Attachment B for the staff analysis.

Board of County Supervisors Public [earing - A public hearing before the Board of

County Supervisors has been advertised for May 12, 2015.

Issues in order of importance are as follows:

A,

Comprehensive Plan

Long-Range Land Use - Is the proposed use consistent with those uses
intended by the REC & SRH designations?

Level of Service (LOS) - How does the proposal address the Policy Guide for
Monetary Contributions?

Community Input - Have members of the community raised any issues?

Other Jurisdictional Comments - Have other jurisdictions raised any issues?

Legal Uses of the Property - What uses are allowed on the property? How are legal

issues resulting from the Board of County Supervisors action addressed?

Timing — When must the Board of County Supervisors take action on this
application?

Alternatives beginning with the staff recommendation are as follows:

A.

Deny Rezoning #PLN2014-00040, Blackburn.

Comprehensive Plan
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a) Long-Range Land Use - If the application is denied, the land use
designation of the site would remain REC and SRH, and the zoning
classification would remain A-1. The REC is appropriately located
with visibility and access to 1-66 to allow for the development of
intensive regional employment uses. Residential development in the
REC shall be considered secondary uses; however, the proposed
development exceeds the 25% of the total REC gross floor area of the
project. The portion of the project that is designated SRH is proposed
for the development of 177 townhouses at a density of 7.7 du/ac. The
density range in SRH projects is 10-16 du/ac. The proposed single
family detached units and townhouses are housing types that are not
envisioned in the REC or SRH.

b) Level of Service - Denial would not have any impact on the existing
level of service.

Community Input - The application has been transmitted to adjacent property
owners within 200 feet.- As of the date of this report, the Planning Office has
received seven emails in support that reference road improvements, benefits to
local businesses, and benefits to schools as reasons for their support. A total
of 25 citizens spoke at the Planning Commission public hearing with all but
one speaking in favor of the request. The Planning Office has also received
three emails of opposition expressing concerns regarding traffic impacts, use
compatibility, open space and environmental concerns.

Other Jurisdictional Comments — Due to the proximity to the Manassas
National Battlefield Park, the United States National Park Service was sent the
proposal for review and comment. The National Park Service responded
expressing concern that the rezoning may result in “significant visual impacts
upon the park.” A balloon test was conducted on-site and it was determined
that structures of 100 feet or more could be seen from multiple places in the
park. In response, the applicant capped the building height at 70 feet. In
addition, the Park Service raised concerns regarding added traffic congestion
to the road network in and around the park. No other jurisdictions were sent
the proposal for review.

Legal Uses of the Property — The rezoning site could be developed with uses
permitted in the A-1 zoning district. Legal issues resulting from Board of
County Supervisors action are appropriately addressed by the County
Attorney’s office.

Timing - The Board of County Supervisors generally has one year from the
date of acceptance to take action on a rezoning request. The one year time
frame ended on July 30, 2014; however, additional time was needed for
continued improvement efforts intended to reduce the project’s
inconsistencies with the Comprehensive Plan, in particular, the Long Range
Land Use and Environmental chapters.
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Approve REZ #P1LN2014-00040, Blackburn, subject to the proffers dated
April 24, 2015.

1. Comprehensive Plan Consistency Analysis:

a)

Long-Range Land Use - The site is classified REC. In addition to the

415 residential units that are proposed, the request would allow for the
potential development of up to 1,000,000 square feet of
office/lemployment development and 115,000 square feet of
commercial/retail development. The portion of the project that is
designated SRH, Suburban Residential High is proposed for the
development of 177 townhouses at a density of 7.7 du/ac. In addition,
the proposed design guidelines and building elevations for the office
development outlines the various elements of quality office design
consistent with the Comprehensive Plan office development design

goals.

b) Level of Service (LOS) - The level of service impacts related to the
request would be mitigated by the proffered monetary contributions as
follows:

Category: 2006 or 2014 | Single family Townhouse Nonresidential | Total
Monetary LOS 160 units 255 units 1,115,000 SF
Proffers Contribution
Proffered
Fire and Rescue | 2006 $749 per unit = | $720 per unit = $0.61/sq. ft. = | $983,590
$119,840 $183,600 $680,150
Libraries 2006 $610 per unit= | $601.00 per unit | N/A $250,855
$97,600 = $153,255
Housing N/A $250 per unit = | $250.00 per unit | N/A $103,750
$40,000 = $63,750
Parks and 2006 $3,972 per unit | $3,725 per unit= | N/A $1,585,395
Recreation =$635,520 $949,875
Schools 2014 - SFD $20,694 per unit | $11,685 per unit $6,290,715
ONLY = $3,311,040 = $2,979,675
2006 -
Townhouses
Transportation* | 2006 $17,962 per unit | $15,196 per unit | N/A $6,748,900
= $2,873,920 = $3,874,980
Water Quality | 2014 $75 per acre 128.4 acres N/A $9,630
Total $15,972,835.00
*Transportation LOS contribution is proffered to be credited for
transportation improvements
2. Community Input - The application has been transmitted to adjacent property

owners within 200 feet. The application has been transmitted to adjacent
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property owners within 200 feet. As of the date of this report, the Planning
Office has received seven emails in support that reference road improvements,
benefits to local businesses, and benefits to schools as reasons for their
support. A total of 25 citizens spoke at the Planning Commission public
hearing with all but one speaking in favor of the request. The Planning Office
has also received three emails of opposition expressing concerns regarding
traffic impacts, use compatibility, open space and environmental concerns,

Other Jurisdictional Comments - Due to the proximity to the Manassas
National Battlefield Park, the United States National Park Service was sent the
proposal for review and comment. The National Park Service responded
expressing concern that the rezoning may result in “significant visual impacts
upon the park.” A balloon test was conducted on-site and it was determined
that structures of 100 feet or more could be seen from multiple places in the
park. Inresponse, the applicant capped the building height at 70 feet. In
addition, the Park Service raised concerns regarding added traffic congestion
to the road network in and around the park. No other jurisdictions were sent
the proposal for review.

Legal Uses of the Property — The site could be developed with a maximum of
415 residential units (160 single family detached & 255 townhouses), and
allow up 1,000,000 square feet of office and a maximum of 115,000 square
feet of retail development. Legal issues resulting from Board of County
Supervisors action are appropriately addressed by the County Attorney’s
office.

Timing - The Board of County Supervisors generally has one year from the
date of acceptance to take action on a rezoning request. The one year time
frame ended on July 30, 2014; however, additional time was needed for
continued improvement efforts intended to reduce the project’s
inconsistencies with the Comprehensive Plan, in particular, the Long Range
Land Use and Environmental chapters.

V. Recommendation is that the Board of County Supervisors concurs with Alternative A and

approves the attached resolution.

Staff: Stephen L. Donohoe, X5282

Attachments

A. Area Maps

Staff Analysis

Master Zoning Plan

Landscape Plan

Design Guidelines

[lustrative Plans

Environmental Constraints Analysis
Military Site Scope Work Exhibit
Balls Ford Rd. Off-site Improvements
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J.  Housing Unit Modifications

K. Waivers

L. Off-site Field Exhibit

M. Historical Commission Resolution
N. Planning Commission Resolutions
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Attachment B - Staff Analysis

Part I. Summary of Comprehensive Plan Consistency

Staff Recommendation: Denial

This analysis is based on the relevant Comprehensive Plan action strategies, goals, and policies, A
complete analysis is provided in Part I of this report.

Comprehensive Plan Sections Plan Consistency
Long-Range Land Use No
Community Design Yes
Cultural Resources Yes
Environment No
Fire and Rescue Yes
Housing Yes
Librarics Yes
Parks, Open Space and Trails Yes
Police Yes
Potable Water Yes
Sanitary Sewer Yes
Schools Yes
Transportation ¥Yes

Part I1. Comprehensive Plan Consistency Analysis

The following table summarizes the area characteristics (see maps in Attachment A):

Direction Land Use Long Range Future Land Use | Zoning
Map Designation
North [-66 & Retail uses, Manassas REC B-1
National Battlefield
South Residential; multifamily & SRH & P&OS R-6, R-30
townhouse development & R-16
East Motor vehicle sales/rental REC B-1
unlimited, financial institution,
warehousing, shopping center,
and other various B-1 uses
West Office & lodging REC, FEC & El PBD, O(H)
M-1 & A-1

REZ #PLN2014-00040, Blackburn
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Attachment B - Staff Analysis

Long-Range Land Use Plan Analysis

Through wise land use planning, the County ensures that landowners are provided a reasonable use
of their land while the County is able to judiciously use its resources to provide the services for
residents and employers’ needs. The Long Range Land Use Plan sets out policies and action
strategies that further the County’s goal of concentrating population, jobs, and infrastructure within
vibrant, walkable, mixed-use centers serviced by transit. In addition to delineating land uses on the
Long Range Land Use Map, the plan includes smart growth principles that promote a countywide
pattern of land use that encourages fiscally sound development and achieves a high-quality living
environment; promotes distinct centers of commerce and centers of community; complements and
respects our cultural and natural resources, and preserves historic landscapes and site-specific
cultural resources; provides adequate recreational, park, open space and trail amenities that
contribute to a high quality of life for county residents; and revitalizes, protects, and preserves
existing neighborhoods.

Long-Range Land Use Land Uses Intended
Plan Classification

The purpose of the Regional Employment Center classification is
to provide for areas located close to and/or with good access from
an interstate highway where intensive regional employment uses
are to be located. REC projects” should be planned and developed
in a comprehensive, coordinated manner, Primary uses in the
REC are mid-rise and/or high-rise office (including government
offices particularly those for Prince William County agencies),
research and development facilities, lodging, and mixed-use
projects. Residential uses shall represent no greater than 25
percent of the total REC gross floor area of the project. Drive-
in/drive-through uses are discouraged. Shared/structured parking
is encouraged. The acceptable housing type within any mixed-use
REC project is multifamily, at a density of 16-30 dwelling units
per gross acre, less the ER, Environmental Resource designated
portion of a property. Development in REC projects shall occur
according to an infrastructure implementation plan submitted at
the time of rezoning. The intent of this plan is to ensure that
critical infrastructure for office, employment and lodging uses is
developed adequately for each phase of the project. Development
shall also occur according to a phasing plan that must ensure that
office, employment and lodging uses are always the primary uses
within the area rezoned. Office development in REC areas is
encouraged to be in accordance with the llustrative Guidelines for
Office Development, provided as a supplement to the Community
Design Plan chapter of the Comprehensive Plan and available

Regional Employment
Center (REC)

" In all instances, a “project” or “project area” is defined as the boundary of a rezoning or special use permit request.
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Attachment B - Staff Analysis

from the Planning Office. A minimum office building height of 4-
6 stories is preferred.

The purpose of the Suburban Residential High classification is to
provide for areas of a variety of housing opportunitics at the
highest suburban density. The preferred housing type in this
classification is multifamily (apartments and condominiums). The
density range in SRH projects is 10-16 dwellings per acre, less the
ER-, Environmental Resource-designated portion of a property.

Suburban Residential
High (SRH)

This is a request to rezone approximately 128.4 acres from A-1, Agricultural to PMD, Planned
Mixed Use District, and PMR, Planned Mixed Residential.

PMR Zoning (Landbays 1 & 2) — Approximately 76.68 acres shall be developed with no more than
337 residential units.

- Landbay 1 (52.76 acres) — To be designated PMR-LDR, Low Density Residential, for
the development of 160 single-family detached dwelling units.

- Landbay 2 (22.92 acres) — To be designated PMR-HDR, High Density Residential, for
the development of 177 townhouse units.

PMD Zoning (Landbays 3. 4,& 5) — Approximately 51.67 acres shall be developed with no more
than 78 townhouse units, one million gross square feet of office & 115,000 square feet of uses.

- Landbay 3 (10.59 acres) — To be designated PMD-HDR, High Density Residential, for
the development of 78 townhouses.

- Landbay 4 (11.81 acres) — To be designated PMD-B-1, General Business, to allow up to
115,000 gsf of uses permitted in the B-1 zoning district,

- Landbay 5 (29.27) — To be designated PMD-O(H), Office- High-Rise, for the
development of up to 1,000,000 square feet of office development.

Proposal’s Strengths

e Zoning — The PMD, Planned Mixed Use District zoning is considered compatible with the REC,
Regional Employment Center Comprehensive Plan designation.

e Employment — The proposal allows for the potential development of up to 1,000,000 square feet
of office/employment development.

REZ #PLN2014-00040, Blackburn
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Attachment B - Staff Analysis

Proposal’s Weaknesses

¢ Nonresidential Construction Phasing - The applicant’s proposal includes no phasing for the
timing for construction of the proposed office/employment development. The majority of the
project area is designated REC, Regional Employment Center, and the Board’s land use policy
expressly states the need for nonresidential phasing in order to ensure that employment
development always remains the primary use within this planned district.

e Land Use Classification - The purpose of the Regional Employment Center classification is to
provide for areas located close to and/or with good access from an interstate highway where
intensive regional employment uses are to be located.

o This property is situated with high visibility from, and excellent access to, Interstate
66. Due to the limited availability of employment planned areas along 1-66, the +/-
64.4 acres proposed for residential development should instead continue to provide
opportunities for future intensive regional employment investment.

o This project, without construction phasing of the employment component, is a
residential development project with a minimum 25,000 SF of retail development (to
be constructed at the 300 residential occupancy permit). The project is not
consistent with the development guidance provided in the Comprehensive Plan for
the REC.

e Residential Development in REC - Residential uses shall represent no greater than 25 percent of
the total REC gross floor area of the project. The residential square footage in the area planned
REC is estimated to be 558,500 SF, which is 33% of the overall project floor area. The impacts
on the amount of land designated for residential development should also be considered. The
residential area proposed is 62% (64.4 acres) of the project/land area that is designated REC.

e Planned Mixed Use Intent — Although the project contains multiple uses, the project poorly
integrates the uses proposed. The residential development is not well-integrated with the
employment uses and does not provide walkability.

e Unit Type — The planned housing type within any mixed-use REC project or SRH project is
multifamily. The applicant’s residential proposal consists of single family detached units and
townhouses. Neither unit type is envisioned in the REC designation. In addition, the residential
density proposed is not consistent with either the REC or the SRH.

e Open Space - The proposal contains no active recreation open space area within the project
area. The open space shown along Balls Ford Rd. is a stormwater management dry pond.
Other areas shown to contain open space are wetlands. [t was strongly recommended that the
applicant provide usable open space on-site, particularly in the townhouse section of landbay 2
where no amenities have been provided.

e Drive-Throughs — Drive through uses are discouraged in the REC project areas. As proffered, a
drive-through will be permitted in landbay 4 associated with a pharmacy or financial institution.

REZ #PL.N2014-00040, Blackburn
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Future Transit Location - The Comprehensive Plan Future Transit Alternatives Map identifies a
future Metro station location at Sudley Rd. and 1-66. This further highlights the planned intent for
employment development, density and a mix uses in this area.

On balance, this application is found to be inconsistent with the relevant components of the Long-
Range Land Use Plan.

Community Design Plan Analysis

An attractive, well-designed County will attract quality development, instill civic pride, improve the
visual character of the community and create a strong, positive image of Prince William County.
The Community Design Plan sets out policies and action strategies that further the County’s goals
of providing quality development and a quality living environment for residents, businesses and
visitors, and creating livable and attractive communities. The plan includes recommendations
relating to building design, site layout, circulation, signage, access to transit, landscaping and
streetscaping, community open spaces, natural and cultural amenities, stormwater management, and
the preservation of environmental features.

Proposal’s Strengths

e Site Layout - As proffered, the site will be developed in substantial conformance with the
Master Zoning Plan.

e Landscape Plan — The applicant has provided a proffered landscape plan that provides detailed
landscaping.

e Design Guidelines & Elevations — The applicant has proffered general conformance to the
design guidelines and building elevations attached. Design Guidelines for Office Development,
outlining the various elements of quality office design and providing examples of high quality
building and site design. The design guidelines recommend streetscaping elements
(architecture, landscaping, signage, lighting, street furnishings, and pedestrian connections) to
be incorporated into project.

e Amenities — The applicant intends to provide community walking trails, tot lots, and a
community recreation facility with a club house and 6-lane, 25 meter pool. Also, the applicant
has proffered to construct an off-site turf ball field at a the nearby Ellis Barron Park.

Proposal’s Weaknesses

e Usable Open Space Area — The proposal contains no active recreation open space area within
the project area. The open space shown along Balls Ford Rd. is a stormwater management dry
pond. Other areas shown to contain open space are wetlands. It was strongly recommended
that the applicant provided usable open space, particularly in the townhouse section of landbay
2 where no amenities have been provided.
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e Modifications to Village House Design - The applicant is requesting multiple modifications to
the performance standards of the Village House detail provided in the Zoning Ordinance. The
minimum lot area is proposed to be reduced from 6,000 square feet to 5,000 square feet and the
minimum lot width is proposed to be reduced from a minimum of 60 feet to 50 feet, The side
yard setback will be reduced from a minimum of 10 feet, to 5 feet, and the corner lot side
setback is to be reduced from 20 feet to 16 feet. Lastly, the rear lot line setback is being
reduced from a minimum 25 feet, to 20 feet. In regards to fire safety, the proffers do not
specifically require noncombustible materials for the sides of building subject to the modified
side yard setbacks.

On balance, this application is found to be consistent with the relevant components of the
Community Design Plan.

Cultural Resources Plan Analysis

Prince William County promotes the identification, evaluation, and protection of cultural resource
sites throughout the County, as well as the tourism opportunities these sites present. The Cultural
Resources Plan recommends identifying, preserving, and protecting Prince William County’s
significant historical, archaeological, architectural, and other cultural resources—including those
significant to the County’s minority communities—for the benefit of all of the County’s citizens
and visitors. To facilitate the identification and protection of known significant properties that have
cultural resource values worthy of preservation, the land use classification County Registered
Historic Site (CRHS) is used in the Comprehensive Plan. The plan includes areas of potentially
significant known but ill-defined or suspected pre-historic sites, Civil War sites, historic viewsheds,
landscapes or areas of potential impact to important historic sites, and encourages the identification,
preservation, protection, and maintenance of all cemeteries and/or gravesites located within the
County.

Phase | archaeological studies are generally required at submission of rezoning and special use
permit applications where significant prehistoric or historic sites and cemeteries are known or
suspected. Phase II evaluations and treatment plans studies may also be required. Records research
is required of all applicants for rezoning, special use permit, comprehensive plan amendment, and
public facility review applications.

A Phase I archaeological survey was completed and reviewed by the County Archaeologist. As

proffered, the applicant will curate with the County, artifacts and records recovered during the
Phase II evaluation.

Proposal’s Strengths

e Archaeological Study - As proffered, the applicant will curate with the County, artifacts and
records recovered during the Phase II evaluation.

REZ #PL.N2014-00040, Blackburn
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Proposal’s Weaknesses

¢ None identified.

On balance, this application is found to be consistent with the relevant components of the Cultural
Resources Plan.

Environment Plan Analysis

Prince William County has a diverse natural environment, extending from sea level to mountain
crest. Sound environmental protection strategies will allow the natural environment to co-exist with
a vibrant, growing economy. The Environment Plan sets out policies and action strategies that
further the County’s goal of preserving, protecting and enhancing significant environmental
resources and features. The plan includes recommendations relating to the incorporation of
environmentally sensitive development techniques, improvement of air quality, identification of
problematic soil issues, preservation of native vegetation, enhancement of surface and groundwater
quality, limitations on impervious surfaces, and the protection of significant viewsheds.

The applicant submitted an environmental constraint analysis. This property is comprised of 128
acres of predominantly mature hardwood forests with some areas of open field and regenerating
young successional forest. There are perennial streams and associated Resource Protection Areas
(RPA) (established per PFD #13-00172 and PASA #13-00173). This site is located in
Subwatersheds #164 and #166 (approximately 95% of total rezoning area), in the Bull Run
subwatershed, and Subwatershed #262, which flows into the Broad Run. Also, there are several
isolated jurisdictional wetlands throughout the site. A water quality monitoring contribution is
proffered.

Proposal’s Strengths

e Water Quality — The applicant has proffered to make a monetary contribution in the sum of
$75.00 per acre to the Board of County Supervisors for the purpose of monitoring water quality,
stream restoration projects, and/or drainage improvements.

Proposal’s Weaknesses

e Stormwater Management — The location the stormwater management facility in landbay 3 and 4
is shown within the RPA. The applicant has not proffered design commitments associated with
the SWM facility located in the RPA.

e Chesapeake Bay RPA — The applicant has not committed to preserving an undisturbed 100 foot
wide buffer around the stormwater management facility that is located in the RPA in landbays 3
and 4.
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* Open Space — The quality of the open space provided is questionable. The open space shown
along Balls Ford Rd. is a stormwater management dry pond. Other areas shown to contain open
space are wetlands.

e Preservation — The applicant proposing to preserve only 4.5% of the total site area. This
corresponds to 7.2% of the proposed PMR zoned area and 0% of the proposed PMD zoned area.
The design does not minimize disturbance or fit the development into the natural features of the
site.

e Specimen Trees — The applicant has located several specimen trees on the property; however,
none of the trees are shown to be preserved.

On balance, this application is found to be inconsistent with the relevant components of the
Environment Plan.

Fire and Rescue Plan Analysis

Quality fire and rescue services provide a measure of security and safety that both residents and
businesses have come to expect from the County. The Fire and Rescue Plan sets out policies and
action strategies that further the County’s goal of protecting lives, property, and the environment
through timely, professional, humanitarian services essential to the health, safety, and well-being of
the community. The plan includes recommendations relating to siting criteria, appropriate levels of
service, and land use compatibility for fire and rescue facilities. The plan also includes
recommendations to supplement response time and reduce risk of injury or death to County
residents, establishment of educational programs, such as cardio-pulmonary resuscitation (CPR)
training, automatic external defibrillators (AED), and encourage installation of additional fire
protection systems—such as sprinklers, smoke detectors, and other architectural modifications.

Proposal’s Strengths

e Level of Service - The applicant has proffered to provide monetary contributions for the
residential units in accordance with the 2006 policy guidelines. The monetary contribution for
the nonresidential building area is also proffered.

e 4.0 Minute Response Time — The site is within the recommended 4.0-minute response time for
fire suppression and basic life support.

¢ 8.0 Minute Response Time — The site is within the recommended 8.0-minute response time for
advanced life support.

e Stonewall Jackson Fire & Rescue Station Workload — The responding fire and rescue station is
currently operating at a level outside the recommended standard for capacity.

REZ #PLN2014-00040, Blackburn
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Proposal’s Weaknesses

e None identified.

On balance, this application is found to be consistent with the relevant components of the Fire and
Rescue Plan.

Housing Plan Analysis

Prince William County is committed to clean, safe and attractive neighborhoods for all its residents,
and the elimination of neighborhood blight and substandard housing. The Housing Plan sets out
policies and action strategies that further the County’s goal of identifying locations and criteria for
the provision of diverse housing opportunities for all segments of our population and to promote
economic development. The Plan includes recommendations relating to neighborhood preservation
and improvement, affordable housing, special needs housing, and public/private partnerships to
address housing needs.

As recommended in the Comprehensive Plan, to assist in the need for affordable housing in Prince
William County, the applicant has proffered a monetary contribution of $250 per residential unit to
the Housing Preservation and Development Fund. The fund assists in developing housing options
for those in the County who cannot afford to reside in the community.

Proposal’s Strengths

e Monetary Contribution - The applicant has proffered to prowdc a monetary contribution to the
Housing Preservation and Development Fund.

Proposal’s Weaknesses

o None identified.

On balance, this application is found to be consistent with the relevant components of the Housing
Plan.

Library Plan Analysis

Access to a variety of information is a valuable service provided by the County. The Library Plan
sets out policies and action strategies that further the County’s goal of providing adequate library

facilities and information resources to our residents. The Plan includes recommendations relating
to siting criteria, appropriate levels of service, and land use compatibility.

The library nearest the proposed project is the Gainesville Neighborhood Library. It is estimated
that the proposed development will generate a need for additional library space and volumes of
books and periodicals.

REZ #PLN2014-00040, Blackburn
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Proposal’s Strengths

e Level of Service - The applicant has proffered to provide monetary contributions for the
residential units in accordance with the 2006 policy guidelines.

Proposal’s Weaknesses

e None identified.

On balance, this application is found to be consistent with the relevant components of the Library
Plan.

Parks and Open Space Plan Analysis

The quality of life for residents of Prince William County is linked closely to the development and
management of a well-maintained system of parks, trails, and open space. Prince William County
contains a diversity of park, open space, and trail resources. These parklands, open spaces, and
recreational facilities play a key role in shaping both the landscape and the quality of life of Prince
William County residents through the conservation of natural and cultural resources, protection of
environmental quality, and provision of recreational facilities. The Parks, Open Space and Trails
Plan sets out policies and action strategies that further the County’s goal of providing park lands
and recreational facilities of a quantity, variety, and quality appropriate to meet the needs of the
current and future residents of Prince William County. The plan includes recommendations to
preserve existing protected open space, maintain high quality open space, expand the amount of
protected open space within the County, and to plan and implement a comprehensive countywide
network of trails.

The proposed residential development is near the following area parks and trails:

Type Name
Neighborhood None
Community Ellis Barron Park, Mayhew Sports Complex
Regional Ben Lomond Park
Lincar and Broad Run Park
Resource-Based
Trails Broad Run Trail

Development of the site as proposed will generate a minimum need for an additional 72.38 acres of
parks accessible to the general public (70 acres/1,000 population), including 15.51 acres of County-
owned parkland (15 acres/1,000 population).
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Proposal’s Strengths

e Level of Service - The applicant has proffered to provide monetary contributions for the
residential units in accordance with the 2006 policy guidelines.

e Amenities — The applicant intends to provide community walking trails, tot lots, and a
community recreation facility with a club house and 6-lane, 25 meter pool.

o Off-site Field Construction — As proffered, if determined in consultation with the Parks
Department, the applicant shall construct an off-site turf ball field at the nearby Ellis Barron
Park.

Proposal’s Weaknesses

e None identified.

On balance, this application is found to be consistent with the relevant components of the Parks,
Open Space and Trails Plan.

Police Plan Analysis

Residents and businesses expect a high level of police service for their community. This service
increases the sense of safety and protects community investments. The Police Plan is designed to
promote Prince William County’s public safety strategic goal to continue to be a safe community,
reduce criminal activity, and prevent personal injury and loss of life and property, as well as to
ensure effective and timely responses throughout the County. This plan encourages funding and
locating future police facilities to maximize public accessibility and police visibility as well as to
permit effective, timely response to citizen needs and concerns. The plan recommends educational
initiatives, such as Neighborhood and Business Watch, and Crime Prevention through
Environmental Design (CPTED), which encourages new development to be designed in a way that
enhances crime prevention. The plan also encourages effective and reliable public safety
communications linking emergency responders in the field with the Public Safety Communications
Center.

Proposal’s Strengths

e Safety and Security Measures - The Police Department has recommended the safety and
security measures that should be incorporated into the design of the site. No significant impact
to police services is anticipated.

Proposal’s Weaknesses

e None identified.
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On balance, this application is found to be consistent with the relevant components of the Police
Plan.

Potable Water Plan Analysis

A safe, dependable drinking water source is a reasonable expectation of County residents and
businesses. The Potable Water Plan sets out policies and action strategies that further the County’s
goal of providing an economically and environmentally sound drinking water system. The plan
includes recommendations relating to system expansion, required connections to public water in the
development area, and the use of private wells or public water in the rural area.

The property is within the Prince William County Service Authority service area. Public water is
available but may require construction of off-site facilities and acquisition of additional easements.
Water mains must be sized and configured for hydraulic capacity, reliability and water quality.
Details as to the location, size, capacity of the water mains that will serve the site are provided in
the comments provided by the Service Authority dated July 10, 2014.

Proposal’s Strengths

e Water Connection - The applicant is required to comply with Zoning Ordinance Section 32-
250.74, which mandates connection of the site to public water service. The proffers require the
applicant to design and construct all on-site and off-site water utility improvements necessary to
develop the subject use.

Proposal’s Weaknesses

¢ None identified.

On balance, this application is found to be consistent with the relevant components of the Potable
Water Plan.

Sanitary Sewer Plan Analysis

Appropriate wastewater and sanitary facilities provide needed public health and environmental
protections. The Sanitary Sewer Plan sets out policies and action strategies that further the
County’s goal of providing an economically and environmentally sound sanitary and stormwater
sewer system. The plan includes recommendations relating to system expansion, required
connections to public sewer in the development area, and the use of either private or public sewer
systems in locations classified as Semi-Rural Residential (SRR), as well as the rural area.

The property is within the Prince William County Service Authority area. Public sewer is available
from sewer mains located on adjacent parcels to landbays 1, 2, 3 & 4. A sewer study will be
required to confirm the existing system is adequately sized to handle the additional wastewater
generation from this proposed development. Extending sewer across Balls Ford Rd. will be needed
to stay within the Bull Run sewershed.
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Proposal’s Strengths

e Sewer Connection - The applicant is required to comply with Zoning Ordinance Section 32-
250.75, which mandates connection of the site to public sewer service. The proffers require the
applicant to design and construct all on-site and off-site sewer utility improvements necessary to
develop the subject use.

Proposal’s Weaknesses

e None identified.

On balance, this application is found to be consistent with the relevant components of the Sanitary
Sewer Plan.

Schools Plan Analysis

A high-quality education system serves not only the students and their families, but the entire
community by attracting employers who value educational opportunities for their employees. The
Schools Plan sets out policies and action strategies that further the County’s goal of providing
quality public education to our school-aged population. The Plan includes recommendations
relating to facility size and location, siting criteria, compatible uses, and community use of school
facilities.

The Schools Plan establishes level of service (LOS) standards for schools Countywide, based on
available or project program capabilitics. The Schools Plan recommends that proposed
developments offset impacts on County schools by providing land for future schools and/or
monetary contributions for construction of schools.

As indicated in comments received from Prince William County Public Schools, based on annually
updated county-wide student generation factors, the proposed 415 residential units request is
projected to generate the following numbers of students:

SF__TH  Total

Elementary School, grades K-5 47 72 119
Middle School, grades 6-8 25 32 81
High School, grades 9-12 3339 72
TOTAL 107 143 248

Students in the proposed development will likely be assigned to the following schools:

Type Name Current Enrollment
Elementary School Sinclair ES 801 (91.4% Capacity)
Middle School Bull Run Middle 1,182 (95.9% Capacity)
High School Stonewall Jackson High 2,439 (101.2% Capacity)
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Proposal’s Strengths

e SFD Level of Service — In addition to the 2006 level of service monetary contribution proffered
for the proposed townhouses, the applicant has proffered monetary contributions for the single
family detached dwelling units in accordance with the 2014 policy guidelines.

Proposal’s Weaknesses

e Current High School Capacity — Stonewall Jackson High School is currently operating at
101.2% capacity.

On balance, this application is found to be consistent with the relevant components of the Schools
Plan.

Transportation Plan Analysis

By providing a multi-modal approach to traffic circulation Prince William County promotes the
safe and efficient movement of goods and people throughout the County and surrounding
jurisdictions. The Transportation Plan sets out policies and action strategies that further the
County’s goal of creating and sustaining an environmentally friendly, multi-modal transportation
system that meets the demands for intra- and inter-county trips, is integrated with existing and
planned development, and provides a network of safe, efficient, and accessible modes of travel.
The plan includes recommendations addressing safety, minimizing conflicts with environmental
and cultural resources, maximizing cost effectiveness, increasing accessibility of all travel modes,
minimizing projected trip demand, and providing sufficient network capacity. Projects should
include strategies that result in a level of service (LOS) of “D” or better on all roadway_corridors
and intersections, reduce traffic demand through transportation demand management strategies,
dedicate planned rights-of-way, provide and/or fund transit infrastructure, pedestrian and bicycle
pathways, and improved and coordinated access to transit facilities.

The project includes improvements to Balls Ford Rd., Ashton Ave., Bethlehem Rd., Coverstone
Dr., and Hollis Dr. The applicant has proffered to make a monetary contribution according to the
policy guidelines, but will be secking a credit for the transportation improvements, not to exceed
the amount of the LOS contribution. A traffic impact analysis (TIA) was required for this
application. The following table provides information concerning the daily volumes and levels of
services of roadways important to this development:
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Roadway Number of | Current VDOT Existing Daily

Name Lanes Count LOS

Sudley Rd. 6 47,000 vpd D (south of Balls
Ford Road)/E
(north of Balls Ford
Road

Balls Ford Rd. |4 16,000-25,000 vpd E

Ashton Ave. 4 4,400 vpd (&

Coverstone Dr. | 2 6,800-7,400 vpd E

Bethlehem Rd. | 2 1,200 vpd s

Prince William | 4 46,700 vpd C (south of Balls

Parkway Ford Road)/D
(north of Balls Ford
Road)

Proposal’s Strengths

Level of Service - The applicant has proffered to provide monetary contributions in accordance
with the policy guidelines.

Balls Ford Road Improvements — In addition to the improvements to Ball Ford Rd. along the
property frontage, the applicant has proffered off-site improvement to Balls Ford Rd. to the east
and west of the site. The Balls Ford Rd. improvements will include the construction of a Class I
trail.

Coverstone Rd. & Hollis Dr. Extended - The improvements include extending Coverstone Dr,
westward to intersect with Bethlehem Rd. and extending Hollis Dr. into the project area.
Currently, both roads terminate at the edge of the property.

Bus Shelter — As proffered, the applicant shall construct a bus shelter along the north side of
Balls Ford Rd. subject to County, VDOT and PRTC approval.

Proposal’s Weaknesses

Sudley Rd. & Balls Ford Rd. Intersection — As indicated in the applicant’s TIA, the intersection
is currently operating at a level of service D. However, in the 2018 post development scenario,
the level of service drops to LOS E during the AM peak hour and to LOS F during the PM peak
hour. This intersection is located in the direction that the TIA attributes 70% of the movement
of the project’s generated vehicle trips.

On balance, this application is found to be consistent with the relevant components of the
Transportation Plan.
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Attachment B - Staff Analysis

Materially Relevant Issues

This section of the report is intended to identify issues raised during the review of the proposal,
which are not directly related to the policies, goals, or action strategies of the Comprehensive Plan,
but which are materially relevant to the County’s responsibilities in considering land use issues.
The materially relevant issues in this case are as follows:

e None identified.

Minimum Design Criteria

Staff and other agencies that have reviewed the proposal noted the following minimum design

criteria.

The development proposal will be reviewed for compliance with all minimum standards at

the time that the applicant submits detailed site development information prior to the issuance of
construction permits. The listing of these issues is provided to ensure that these concerns are a part
of the development record. Such issues are more appropriately addressed during the site plan

review.

Waivers / Modifications:

Modification of Section 32-306.10.1.(b) and Section 32-306.12.6.C and F of the Zoning
Ordinance to allow a minimum of one modified unit type and to allow a modified housing
type with yards and setbacks as shown on the MZP and further identified on Attachment E
attached hereto, subject to compliance with Section 32-306.12.3 of the Zoning Ordinance.

Waiver of Section 306.21 of the Zoning Ordinance to allow the elimination of the
nonresidential secondary use requirement within the PMR District.

Modification of Section 32-405.04 of the Zoning Ordinance to allow perimeter buffer
around the PMD zoned property to be in accordance with those buffers shown on the
Landscape Plan.

Modification of Section 32-405.04.1 to allow PMD area to be based on contiguous and non-
contiguous portions of the Property.

Modification of Section 32-401.14.3 and 4, and Section 32-402.24.3 and 4 of the Zoning
Ordinance to allow for the calculation of density (FAR) and open space in Land Bays 4 and
5 to be based on the entire individual Land Bay rather than on a lot by lot basis if/when the
Land Bays are subdivided.

Modification of Section 32-250.24 of the Zoning Ordinance to allow signs in conformance
with Attachment A and the Design Guidelines identified herein.

Modification of Detail 650.05 RM-2, of the DCSM to allow 11’ lane with curb, gutter and
sidewalk and right-of-way dedication on Bethlehem Road as shown on Sheets 7 and 11 of

REZ #PLN2014-00040, Blackburn
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the MZP and pursuant to approved waiver #WAI 2015-00013 attached hereto as Attachment
E.

Modification of Section 602.07.A of the DCSM to allow a commercial entrance on Ashton
Avenue as shown on Sheet 10 of the MZP and pursuant to approved waiver #WAI 2015-
00014 attached hereto as Attachment G.

Modification of Section 601.04.C of the DCSM to allow single family detached lots to have
frontage on private streets pursuant to approved waiver #WAI 2015-00015 attached hereto
as Attachment H.

Modification of Detail 650.11 MA-1, of the DCSM to allow modifications to Balls Ford
Road in accordance with improvements shown on Sheets 7, 8 and 9 of the MZP pursuant to
approved waiver #WAI 2015-00016 attached hereto as Attachment I.

Modification of Detail 650.06 TS-1, of the DCSM to allow modifications to road width in
the townhouse residential sections pursuant to approved waiver #WAI 2015-00017 attached
hereto as Attachment J.

Modification of Detail 650.08 CI-1, of the DCSM to allow modification of Hollis Drive
extended as shown on Sheets 7 and 13 of the MZP pursuant to approved waiver #WAI
2015-00018 attached hereto as Attachment K.

Modification of Detail 650.08 CI-1, of the DCSM to allow modification of Coverstone
Drive as shown on Sheets 7 and 12 of the MZP, pursuant to approved waiver #WAI 2015-
00019 attached hereto as Attachment L.

Modification of Detail 650.09 MC-1, of the DCSM to allow for the Ashton Avenue %
section (east side), as shown on Sheets 7 and 10 of the MZP, pursuant to approved waiver
#WAT 2015-00020 attached hereto as Attachment M.

Modification of Detail 650.04 RL-2, of the DCSM to allow modifications to street standards
and to allow the sidewalk in the single family residential section to be constructed outside
the public street right-of-way pursuant to approved waiver #WAI 2015-00021 attached
hereto as Attachment N

REZ #PLN2014-00040, Blackburn
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Agency Comments

Attachment B - Staff Analysis

The following agencies have reviewed the proposal and their comments have been summarized in
relevant Comprehensive Plan chapters of this report. Individual comments are in the case file in the

Planning Office:

County Archaeologist

DPW- Environmental Services

Fire and Rescue

Housing and Community Development
Library

Parks Authority

Planning Office, Case Manager and Zoning Administration
Police Department

PWC Historical Commission

PWC Service Authority

PWC Transportation

Schools

VDOT

REZ #PLN2014-00040, Blackburn
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PLANNED MIX RESIDENTIAL DISTRICT (PMR)
PLANNED MIX USE DISTRICT (PMD)

BLACKBURN

GAINESVILLE MAGISTERIAL DISTRICT

PRINCE WILLIAM COUNTY, VIRGINIA
REZ # PLN 2014-00040

VICINITY MAP
SCALE: 1"=2000'

DEVELOPER/AFILICANT LANDUSE ATTORNEY

COVER SHEET
BLACKBURN
GAINISVILLE DS OUCT
PRINCE, WILLIAM CUUNTY, VIRGINIA

N WL 1

LIRS

Wk AS NOTED

REZ #PL.N2014-00040, Blackburn

Page C-1



Attachment C — Master Zoning Plan

remeg
i
i
§5g%E
g
§¥t
s B
i

g 1 e e de]

Y0 ey 1Y oY) 1

vZ7

S o)

1 | ze oesss
E’ \\}«t HRY
.6 §F  zp*
= 535 3 PETTE
O A f
87 FEC BD 287 TheARL o
0 8 & isgezil
i EF LB EF 3 Cix

ek g2 FR KR i
TR IR g
LA H
E

ot

.

e LANDUSEZORINGPLAN

T BLACKBURN

UAINUSVI LI NSTRICT
PRINUE WILLIAMODUNTY. VIRGINIA

CSanaeey CUN TRITL AR 5D

1
BN Ci
u urhan ==

e kg kg AR

DU :
TEVERRY

REZ #P1.N2014-00040, Blackburn

Page C-2



Attachment C — Master Zoning Plan

DEVELOEMENT CONS

o PROTTRT

FMR=LO® PIR WG

(Firws

..r?.ﬂzdﬂ. "

'5.
PUREIN)
; SANG TABULATION
\Ll,ni TAQULATICN

LA

Ny

e,

PRl PLR ULRFICETION PROFFIRS ¢
(R IR

(R

NG St laAcKs ()

TV

s
o

5 X 2 SPACLS/UNE » 320 SF

CLLUCN Bt
o PER

W
AN

[ERTTR————

1

»

; T
LRSUATON AR 8 MIRES (304

NOTE:

THL LOCATIONS OF ALL POTENTIAL SWMOMP T ACILITIES,
L3 D5, RANGARDENS. FILTRATION FWALES, OR DTHER
WATER QLALITY CONTHOLS THAT AHENTT LISTED ARE
ABSUMED 10 5 AIVIURMATE AN ARE SUBIECY 10
FINAL ENTINEERING.

T LOCATIONS OF FROFERTY LINES £ O HOUSING
UMY ARE APPROXIMATE AND ARE SUBIECT TO Pt
ENGINELRNGEITE PLAN,

OVERALL GENERAL PE\'E[J]F.\I_{E?{I’ PLAN

BLACKBURN

AATNESVILL G DISTRICT

CAmn_any

[t

P

»

TR
70T

REZ #PL.N2014-00040, Blackburn

Page C-3



Attachment C — Master Zoning Plan

SEE AL 8 ¥ i
g Aty V] EUSTMG PROPERTY t 1
TR o 1 . % AREA TABULATIONS BB
i P
i R

EAISTING At ZONE [LANDAYS 157 15235 ACRES.

PROFOSED PMR = T4 83 ACRES

FELins

LANDBAY 1 ZONE = PIA{33 T8 ACRES)

= HEDENTIAL DENTATY = 360 UNTS ) 8367 ACRES = 30
LANDBAY 2 ZONE = FIMR (12 52 ACRES)

*  RESIDENTIAL CENSITY = 15 UNITS  J2 42 ACKRES =T

NOTE. THE LOCATIINS OF SWNSMP FACILITIES ARE
APPROXMATE AND ARE SUBACT TO FINAL

ik

ey ent]

o

O

=t T |

T - Taom
TR ) P

5 1 X

S EUP _

N FUND
S erlA_ i
: i 7 2
¥ E
2 L
Pl & o
S o Qg5
2318
= mm.. 5
SIGEx z
= UEE S
Hr L RS e
ol Jdzd
=z
3 s
M z
1.
@ z
£
&
o
@
&
15

Page C-4

REZ #PLN2014-00040, Blackburn




Attachment C — Master Zoning Plan

EXATING PROPERTY
AREA TABULATIONS 1
EXISTING A1 ZONE (LANDBATS 3-30 17035 ACRES
PROPOSED PHC = $1.87 AGRES.

LANCEAY 3 ZONE = PHD (10.59 ACPES;

LANUBAT & SUNE & PV {1185 AUIIES)
LANDHAY 5 ZONE = VD (29,27 ACRES)

HOTE. L LOCATIONS OF 5D FAGILITIES ARE
APPROAIMATE ARG ARE SURIECT 1O FINAL ENGINEFRING

r._o., L i
R A R——— s
SRLLL g Wi S

#

=z

o

4 Fo
/ o 1 -
f Gzt
s MRW
2 Bl
2 Sz
= et
3 zZl YE
Z g zg
Wk
z =3
n P =

m il

Z

&

3

Page C-5

REZ #PLN2014-00040, Blackburn

SEETIIM




Attachment C — Master Zoning Plan

7 owmen

, 9%

. JRANSPORTATION OVERVIEW

3 = URN
; g E OAINESVIL Vi
PRINCI: WILLIAM COUNTY, ¥IRGINIA

I

s SR A T, g et e o
ALME T € NA AATE s, M0 TR

REZ #PLN2014-00040, Blackburn
Page C-6



Attachment C — Master Zoning Plan

Page C-7

" REV RN

(o )

AL WL
RGN

g b b

an .

oAty o
S WAL AR
ey

N

s

b4 H
& H
= &
g Z
g 2
=
-
z
L]
| W
At
e
BidEs
MOULMED C1-1 TYPICAL SECTION = Bum {
WITH CURD & GUIT TN COMMERCIAL AND INDUSTRIAL DEVELOPMENTS M ‘m ¥
Aol : % Topae| v % £,
i Zz i
=i

REZ #PLN2014-00040, Blackburn




Attachment C — Master Zoning Plan

H

BALLS FORD ROAD EXHIBIT

BLACKBURN
OAINGSVILE I DISTRICT
IRINCE WHLLIAM COUNTY, VIRGINIA

AL 1= uF N £AT A, X8

REZ #PLN2014-00040, Blackburn
Page C-8



Attachment C — Master Zoning Plan

Page C-9

[

.‘m

REZ #PLN2014-00040, Blackburn

BALLS FORD ROAD EXHHBIT

BLACKBURN
GAINESVILLE DISTRICT
PRISCE WILLIAM COURTY, Y IRGINA

SE i

DATE: AR, 01

CINA




Attachment C — Master Zoning Plan

Page C-10

Riviiws

G

Q %

s Ly e e ek s

®_yrhan i

REZ #P1.N2014-00040, Blackburn

i L fes]

Fr
ik
i

)
b -
| = iy ) I}
3 e - &
_.F\ W A
N

_‘ o
I £
3 = L)

i zzzl
wa s
2 Eiz
L
= LE27
1 B s gse
i = ZziJdzz!
LE C.pmgs!t
¥ = Sl
! = g1
@ =zt
g = £l
] i 2
B i
' Ji01
' i3

pre

b

&

»




Attachment C — Master Zoning Plan

aaaies

R et S

TR e T

P

e

R

PRINCE WILLIAM
. TS

J N T T

|
ER
e Urban

Dans Al Bl

EVSERY

REZ #PLN2014-00040, Blackburn

Page C-11



Attachment C — Master Zoning Plan

Wi
eNY L
8
o
1
e

COVERSTONE DRIVE UXIUULY

BLACKEURN
GAINESVILLE DS TRICT
RINEE WIL AN COUNTY, VIRGINTA

S R

cLNA TRTE AT AR)

REZ #PLN2014-00040, Blackburn
Page C-12



Attachment C — Master Zoning Plan

It

TOLLIS DRIVE BXTUBIT

BLACKBURN
QANESVILLE DISTRICT
RENCE WILLIAM CUUSTY, VIRUINLA

ORA OATE 4R 1

Bkl
REAGR

REZ #PLN2014-00040, Blackburn
Page C-13



Attachment C — Master Zoning Plan

ICH LAY

SRETeT

GAINTAVILUE BISTRICT
PRINCEWILLIAM OOUNTY, VIRGINIA

GO

DRI AR

SeAL E A

REZ #PLN2014-00040, Blackburn

Page C-14



Attachment C — Master Zoning Plan

113
g

LA
K o

¥ g 1 ) &
# Oy ﬁ 8
Y i e N
S o T
: ¥ H
#H
5 :
]
al e
ioF
6ok | _
TWATHUSEWER EXUURT [
8z BLACKDURN A BN e
E | GANTIVILLE DISTRICT Z o " “' an i
#  eenuvenmean RS04 SR TR0
(AL CINA TIL ATRR. XY e I

REZ #PLN2014-00040, Blackburn
Page C-15



4 A £ AT k)

g

1 N AR e

Attachment D — Landscape Plan

T t
40Ny TR |

-ATINO S3S0d8Nd 3VISANYT HOH St LIIHS SIHL.

001!

f

«

WV L e

.
%
&

T NIRRT e
B

¥ AVEONY T

1
>
=
o
o
Y
X
%
T diipmne
i

e
v

ge

SNBEIHOTIN Ny TN~

e B AT

BLACKBURN f z
OATSEOVILLLL DS P T PRENEY WLV S TY VERGEND Y ; ’;:
LTI R é i‘:

CHETC AR T AN

REZ #PLN2014-00040, Blackburn
Page D-1



Attachment D — Landscape Plan

CRT-N INTERSTATE 66 =

R

SEE mxmm.m. E 0z

*THIS SHEET IS FOR LANDSCAPE PURPOSES O?_h,\‘

i
=Ny

LM COUNTY, VG

BLACKBURN

LE BISTRICT, PRINGT

GAINFSVIEL

INRULEEY

NOTRTEASHR COSIRUCIRY

REZ #PLN2014-00040, Blackburn

Page D-2



Attachment D — Landscape Plan

\ W St WA

e A \ il
SEE SHEETL1.01 \'\ Ol
- 5
g

T

“THIS SHEET IS FOR LANDSCAPE PURPOSES ONLY*

S st

i i
g Lo, P

DENTY, VIRGUNTL

g

hET

i
=
2
%
o
<

H
z
£
z
z
7

LANDIAY
LANLER AL LN
[

FME S

EEHIERTEN

SOTRFLLAST DR OR

REZ #PL.N2014-00040, Blackburn

Page D-3



Attachment D — Landscape Plan

ZENES AL NQIED
SENES AL ND H.. \

o e e e it S o S
e A e e SR IR IR EL BT

SRR SREL s Ll AND CLANT REGL METENS

e o]
St R T e AN AT IRGGRRL €8 I I TR
e - "

e - xe

et kS =

ez

P

et T e

e -

S

"THIS SHEET IS FOR LANDSCAPE .OCD.UOm.um;m oNLY"

]

"¢ SEE SH

EET L2.02

SEE ey

FF——T

SERICE, PRONCE WAL COUNDY, ViRGaNIA
RLTILER

BLACKBURN

Z
£

REZ #PLN2014-00040, Blackburn

Page D-4



Attachment D — Landscape Plan

/

\

/

"THIS SHEET IS FOR
LANDSCAPE PURPOSES ONLY*

i :
IS0 ___:.EQ

_

Loateye drsbactore, PE

[SYRRE

Z
=
=2
¥
U
<

z
-
z
z
Z
s
B
o

&

12.02

LARLEC AL

VO TORATRITTON

5
2
i

is
]

REZ #PLN2014-00040, Blackburn

Page D-5



Attachment D — Landscape Plan

- ..:..mM%..llll
SEE SHEET L3.03

e

¥
Q0 .

“THIS SHEET IS FOR LANDSCAPE PURPOSES ONLY™

S

= AT

4.

PR O 0

1 i
i ;
IR RNE

REILs

ACKBURN

BL

F4
ﬂm
i)
7
)

Z

<IN

SOTRL T AR O RT OSTR

REZ #PLN2014-00040, Blackburn

Page D-6



Attachment D — Landscape Plan

G 0.0
SEE SHEET L3.01

N
\
\
\
ORY
A\
LSY
\
5 Do

e Ll
.3 \\ v

i
SEE SHEET L3.03

@

O ¢
Tt TR S 8
SEE SHEETL3.04 7~

froe e -y

*THIS SHEET IS FOR LANDSCAPE PURPOSES ONLY*

A i

ST piosh

Landors bbb, FE

KLEILLK

BLACKBURN

AINESILELE D5 T PN W LA GV VRGN

L3.02 ¢

AL ATE
st

CRETECTHION

Y

NOTHLEAST

REZ #PLN2014-00040, Blackburn

Page D-7



Attachment D — Landscape Plan

i P
S

s A‘ ~A95E LAASLETES TR

*THIS SHEET 1S FOR LANDSCAPE PURPOSES ONLY"

=)

; _-;;_;-_}{jq'

201 L33HS 338

HINENEEN Y
]

Laaderege sschibmtarn, P

Z

X

z

&

= E

=z
=

=3

%h

Uz

e

=

Pz

7z

[SATERE

h4
Joe

RUCTON

ROTHE DT AT

REZ #PLN2014-00040, Blackburn

Page D-8



Attachment D — Landscape Plan

. S B > - s 5| I .I._____:..,.‘S.M
1 SEE SHEET L3.02 < 5. %)" med PN T , |
} - Glﬁ.ﬂwilwl\l L..GI QICI e e o o o o .ux\l“ [ H..p.....? — -
SRR R R i [
g C C ’ . "R T
e | P
G. g b ..:‘\.:.{
Y ! - | 2
2 T
o 1 |21
W @2z
L} Z =
= el
= W5z
re] =i
i
1
1
1
1
1
1
I
1
i |
1
u\
B 55
1
1
- .\_
P oy ; : 1
o A Y [y S - A VI - [
iy fﬂmwmu AR L n« b
' SEE SHEET L3.05 = F= Sl o N
"THIS SHEET IS FOR LANDSCAPE PURPCSES ONLY”?

Page D-9

REZ #PLN2014-00040, Blackburn




Attachment D — Landscape Plan

SEE SHEET L3.04

a

*THIS SHEET IS FOR LANDSCAPE PURPOSE. Ozﬁﬁw

= sNemsty ol

g
i

i

2B\ %

ST BHH

BLACKBURN

CARRESUIELLE ERSPET PRI OO A MOUUS £V GINGA

e

SR RELEANETTY B R s (L TION

REZ #PLN2014-00040, Blackburn

Page D-10



Attachment E — Design Guidelines

DESIGN GUIDELINES AND
DEVELOPMENT STANDARDS - 5/27/14

REZ #PL.N2014-00040, Blackburn
Page E-1



Attachment E — Design Guidelines

Page 2

ar
o agmpiprasm a.
B i L

’{ i
et
e\ A
X/\: [ g
R T
\ At o VTS
e TRY B
; gk ¢

" ';" .~
PipwgRT et v
% A
c5FFent / . v
o “‘ ¢ g N ¥ e
1 "\/\/w‘I GAe i
(e AR
367
e ¥ Pl
% P A o
o
o Vo
=
Vg

BLACKBURN
ILLUSTRATIVE MASTER PLAN

All pictures contained herein are for
iflustrative purposes only and not to be
construed as final design Intent.,

REZ #PTL.N2014-00040, Blackburn
Page E-2



Attachment E — Design Guidelines

Page 3
Table of Contents
1155t 0 [ L ] T L3

PEOTREE OVEIVEOW v v i it s e s I Do e iR e v b e 6

» Location

» Relationship to Surrounding Uses

« Project Description

e« Creating a Pedestrian Friendly Community
= Streetscape

e Creating and Preserving Open Spaces

e Architecture

Section One: Land Bay Designations and Development Code....oovvicienninins 8

Development Code

Land Bay 1 Single Family Homes/Amenities/Common Areas
Land Bay 2 Townhomes/Recreation/Open Space

Land Bay 3 Townhouse/Recreation/Open Space

Land Bay 4 commercial/Open Space

Land Bay 5 Office and Commercial/Open Space

e & @ ¢ @ ¢

Section Two: Design Review and Approval

B i s S T T T S O S T T e T S e 17
Section Three: Street
SEANUAIAS ettt e e et et ae et et e bt e ae e s eaeas 19
« Alleys
e Curb Cuts
¢ On-Street Parking
¢ Turn Radii
= Two-way Traffic
e Road Profiles
e Utilities
Section Four: Urban Design and Architectural Guidelines...........ccovvvvvveeninnn 20

Multiple Uses

Lot Size and Configuration
Setbacks

Architectural Massing
Roof Massing

Side and Rear Elevators
Building Orientation
Building Materials
Color Selections
Building Entrances
Window Openings

REZ #P1L.N2014-00040, Blackburn
Page E-3



Attachment E — Design Guidelines

Page 4

« Glazing
« Mechanical and Electrical Equipment
s Service Areas

Section Five: Streetscape StandardsS.........coiiiniicn 22

» Sidewalk and Walkways
o Street Furniture, Materials and Trees
o Parkway Buffer

« Streetscapes Lighting

e Parking Lot

Section Six: DPEn SPACE. ......oreiesmmise e sinssssninbrssrsrmssssiessiiois iy ey 25

Green Infrastructure

Center Green

Landscape Streets, Sidewalks & Trails
Natural Areas

Section Seven: Sign Standards....cccususimsisissiiasiiesi 27

* Freestanding Monument Signs
« Building Signs
« Public Signs

Section Eight: Landscape StandardS.........vnnesinn 31

Overall Considerations
Landscape Materials
Landscaping Principles
Recommended Plant Materials
Screening

REZ #P1.N2014-00040, Blackburn
Page E-4



Attachment E — Design Guidelines

Page 5

INTRODUCTION

For information contact: . Kettler . 1751 Pinnacle Drive . Mclean, VA
22102 . 703.641.9000

Blackburn, Prince William, is a major employment center with office and
professional services, supported by retail shops and restaurants. Residences
complement these uses. Together they create a place where businesses and
residents come together in a community with modern amenities and
conveniences, Blackburn has the opportunity to re-establish and define the
qualities of community and sense of place. In order to achieve this goal,
development guidelines are provided to ensure that basic urban design
principles are followed as the master plan is implemented.

The guidelines begin with street standards and urban design standards,
moving into streetscape and site improvements, such as screening and
other cosmetic recommendations. Design guidelines are typically limited to
cosmetic issues such as landscape improvements and architectural
treatments. These elements become more effective when implemented
with appropriate site development constraints. The following guidelines will
therefore address urban design and planning concerns that are prime
factors in creating community and sustainable development.

REZ #PL.N2014-00040, Blackburn
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PROJECT OVERVIEW

Location: Blackburn is a 130 acre property (Prince William County GPIN
7597-92-1061, 7597-82-4068, 7597-82-7607) located at the intersection of
Balls Ford Road and Ashton Avenue in Prince William County, Virginia. The
property is bounded by Interstate 66 on the north and is surrounded by
mixed uses including retail, multifamily housing, hotel and offices. The land
is primarily flat and open with some small drainage areas.

Relationship to Surrounding Uses: Blackburn is envisioned as a mixed-use
center of retail, office and residential spaces, creating a neighborhood with
extended hours of activity. Strong residential neighborhoods are located to
the south and east of the site. Blackburn will be an anchor for the
community, creating an important link between these neighborhoods and
the mixed use portions of the project. Furthermore, the joining of
commercial, retail and residential uses will make this area a significant
actlvity node within the county.

Project Description: Blackburn is envisioned above all else as a community:
a place where people invest economically and, more importantly,
emotionally. This involves creating a sustainable community that remains
vital long after the original newness fades. Fifty years from now, the
community will be a place where people want to live, work and invest, The
community will serve as a core amenity and destination for residents
throughout Prince William County.

As a mixed-use development, Blackburn will offer residents the advantages
of an urban environment, a place where people can live, work, shop and
play without having to get into their car. The proposed community offers
an alternative to the typical suburban residential development, creating a
diverse community where the local residents, workforce and general public
may gather in a welcoming environment.

Creating a Pedestrian-Friendly Community: Blackburn is to be a
pedestrian-friendly environment. This can be achieved in several ways.
The community streets incorporate a continuous network of sidewalks and
walkways, providing linkages to the community’s different activity centers.
The location and scale of streets, open space and buildings create a space
that welcomes and engages the pedestrian,

Streetscape: Careful design treatment of streets and sidewalks is critical to
creating a pedestrian-friendly community. A variety of streetscape details
at Blackburn will cater to pedestrians. Canopy street trees will be

REZ #PLN2014-00040, Blackburn
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regimented in plant strips separating the road from the sidewalk.
Pedestrian lights will be an attractive daytime element while providing
nighttime illumination. Furniture, such as benches, trash receptacles, and
other elements will be placed throughout the community, inviting people to
participate in the public spaces.

Creating and Preserving Open Spaces: Open space and park areas will help
define Blackburn. Open space, both natural and hardscaped will run
through Blackburn's core areas, and will be the focus and organizing feature
of the community,

Natural green space will not only serve as a cornerstone for the
community’s design, but also as an activity center for residents and local
husinesses alike. The community amenities area will be a place to relax on
a Sunday afternoon or to eat lunch on sunny days, and a location for
community-wide special events such as a Fourth of July parade or and
August picnic.

The stream valley in Land Bay 1 will be preserved as an existing natural
space, and integrated into the more urban spaces. The juxtaposition of
natural space and the architecture will help to create a variety of vistas and
environments throughout the community.

Architecture: Blackburn’s architectural design will be visually interesting. A
mix of residential and commercial architectural typologies based on
traditional architectural styles will be used throughout the community. In
addition, a variety of architectural massing, interruptions to elevations and
roof forms, and the introduction of bays, balconies, and porches will help
individualize residential units and commercial buildings. A sense of
architectural diversity will be achieved through the non-symmetrical
placement of design elements and the use of a broad pallet of building
materials and colors.

Buildings will be placed close to sidewalks, with small front and side yard
setbacks, to create a continuous urban edge along streets. The smaller
setbacks provide views of the neighborhood and define the public realm of
streets with the result of engendering a sense of community at Blackburn.

The Design Guidelines are intended to describe a general level of
conformance and will be enforced by the Design Review Committee (DRC).
The Design Guidelines may be modified or waived by the DRC to the extent
necessary to administer the guidelines in a manner consistent with good
engineering practices and the design objectives of traditional neighborhood
design themes outlined here.
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Section One: Land Bays and Use Group Designations:

Blackburn is organized into five development parcels (land bays).
Each land bay has its own character and mix of uses based on
location, parcel size, and proximity to Interstate 66, Balls Ford Road,
Ashton Avenue and open space. Within many of the land bays,
multiple uses are permitted to provide Traditional Neighborhood
Development (TND) principles.

REZ #PLN2014-00040, Blackburn
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LAND BAY 1 contains 54 acres of single family hemes, open space and
community amenities. There shall be no direct access to Balls Ford Rd.
Land Bay 1 is accessed from Hollis Drive, Ashton Avenue and Coverstone
Rd. Due to Its prominence along Balls Ford Rd, Land Bay 1 will incorporate
streetscape and landscape treatments that will include a varied sequence of
masonry walls and piers, iron fencing, berms and landscaping.

PWC Zoning Code Classification
« PMR, LDR

Planned Uses
« Detached Residences (SFD)
« Community Open Space
« Community Amenities

REZ #PIL.N2014-00040, Blackburn
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Guiding Principles for SFD_Architecture - Land Bay 1
e Building architecture should be of traditional styling and proportion.
« Building fagade(front) should be primarily masonry or stone materials
and limited to two materials.
= Building fagade(sides) should be limited to two materials.
e Building massing and landscaping should relate strongly to adjoining
land bays.

» Building
facades to be
varied and
articulated for
pedestrian visual
interest.

e« Universal
Design should be
considered.

¢« Roofscape
should be
delineated by
gables or other
architectural
features.

« Roof pitches should be a minimum of 8/12.

e Single story porches, bay and bow windows are encouraged. Two
story porches, porticos or entryways are prohibited. Turrets are
prohibited.

« Round top, palladium and arch windows are prohibited on any
building front.

+ Exposed sides of units and foundation walls should be clad in brick or
stone,

+ Roof penetrations such as vents and stacks should be placed on rear
roof slopes.

» Qversize or specialty windows are prohibited on any bhuilding front.

« If shutters are used on a fagade, the size of the shutters shall be in
proportion to the window.

« Two car garages shall be provided on all homes.

+ Attic windows are prohibited.

REZ #PLN2014-00040, Blackburn
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LAND BAY 2 contains 23 acres of townhomes, open space and community
amenities. It is accessed primarily from Bethlehem Rd and Coverstone
Drive. The design honors urban design principles by facing many units
close to main streets with rear entry garages.

PWC Zoning Code Classification
« PMR, HDR

Planned Uses
s Attached Residences (SFA)
« Community Open Space
« Community Amenities

REZ #PLN2014-00040, Blackburn
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LAND BAY 3 is 10.5 acres of townhomes, open space and community
amenities. It is accessed from Ashton Avenue. A great open space, ample
visitor parking and tot lot are incorporated into the land bay.

PWC Zoning Code Classification
e PMR, HDR

Planned Uses
» Attached Residences (SFA)
« Community Open Space
+ Community Amenities

REZ #PLN2014-00040, Blackburn
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Guiding Principles for SFA Architecture - Land Bay 2 and 3

¢ Building architecture should be of traditional styling and proportion

« Building fagade(front} should be primarily brick or stone and limited
to two materials.

« Building fagade(sides) should be limited to two materials.

s Building massing should relate strongly to adjoining land bays

« Building facades shall be varied and articulated.

e Universal Design should be considered.

« Roofscape should be delineated by gables or other architectural
features.

* Roof pitches should be @ minimum of 8/12.

s Single story porches, bay and bhow windows are encouraged. Two
story porches, porticos or entryways are prohibited. Turrets are
prohibited.

¢ Round top, palladium and arch windows are prohibited on any
building front.

e [Exposed sides of units and foundation walls should be brick or stone.

s Roof penetrations such as vents and stacks should be placed on rear
roof slopes.

e« Qversize or specialty windows are prohibited on any building front.

o If shutters are used on a fagade, the size of the shutters shall be in
proportion to the window.

» One or two car garages shall be provided on all homes.

s Attic windows are prohibited.
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LAND BAY 4 is 12 acres of approximately 130,000 square feet of
commercial space. The corner location at Balls Ford Road/Ashton Avenue
affords excellent visibility for many community serving commercial uses.
Access to this land bay is from Ashton Avenue,

PWC Zoning Code Classification
+ PMD-B-1

e Commercial enterprises.
+ Open Space.

Guiding Principles for Commercial Architecture ~ Land Bay 4

« Building architecture should be respectful/complementary of
traditional styling and proportion in other land bays, while aliowing
individuality for corporate identities/architectural themes.

+ Building fagade (front) should be primarily masonry or glass and
limited to three materials.

» Building fagade (sides) should contain masonry and limited to two
materials.

+ All rooftop mechanical equipment will be screened from view

* Loading and trash receptacle areas shall be screened from view.

REZ #PLN2014-00040, Blackburn
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LAND BAY 5 is 29 acres with up to one million square feet of office, ground
floor retail and parking structures. It is accessed from Balls Ford Road.
The land bay is designed around a major central green which contains both
hard scape and landscape features to activate the green. There are six
buildings ranging from three to six stories. Lower buildings are planned
along Balls Ford Road to transition from the land bays across the street
then increasing in height toward Interstate 66 to take advantage of the
highway exposure,

PWC Zoning Code Classification
« PMD, O(H)

Planned Uses
« Professional offices.

« Ground floor retail uses.
« Central Green

REZ #PLN2014-00040, Blackburn
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Guiding Principles for Commercial Architecture — Land Bay 5

« Building architecture should be of quality design by an architect who
regularly designs office buildings.

« All building fagades shall be brick, precast or masonry and glass.

e Building skin should avoid exterior reflective materials and mirrored
glass.

» Building facades should be varied and articulated, but
complementary.

« Exterior Insulation Finish Systems (EIFS) are not permitted.

» All rooftop mechanical equipment will be screened from view.

« Loading and trash receptacle areas shall be screened from view.
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SECTION TWQ___DRC Approval Process

Anyone wishing to build in Blackburn shall submit required materials (see
below) to the DRC to initiate administrative review. Once materials for
review are accepted by the DRC it will take between ten (10) and fifteen
(15) business days to process an application for administrative approval. If
DRC determines that changes need to be made a comment letter will be
sent to the applicant notifying them of the elements of the project that do
not meet the intent of the Design Guidelines and Development Standards._
Once the project has received final administrative approval an approval
letter will be mailed informing the applicant that the project has been
approved.

Materials Required for Administrative Review - New Construction:

« Scaled site plan depicting the location and footprint of the proposed
structure.

s Scaled elevations depicting all fagades of the proposed structure.
Elevations must indicate the building’s dimensions as well as the
dimensions of all known windows and doors, building materials and
other information deemed necessary by the DRC.

« Color samples for paint or any pre-finished materials such as fiber
cement.

« Material samples for the walls and roof.

« Any additional information deemed necessary by the DRC

Materials Required for Administrative Review - Sighage:

« Site plan that depicts the location of the sign if it is a freestanding
sign.

s Elevation drawing depicting the portion of the building where the sign
will be mounted, with the sign shown on the elevation.

¢ Scale drawing that includes the method of support, sign dimensions,
and design. The sign design must show the text style and size, logo,
ornamentation, and border.

e Scale drawing that demonstrates the method of mounting for all signs
that will be attached to Buildings.

« Color rendering or chips to indicate the sign color scheme.

« Illustration showing the method and details of illumination, if
applicable.

REZ #PLN2014-00040, Blackburn
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Amendments to Previgusly Approved Project

An applicant may need to make changes to a project following
administrative approval. All amendments shall undergo the administrative
approval process, unless DRC deems that the change is non-substantive,
Non-substantive amendments will generally take between five (5) and ten
(10) business days to process. Following non-substantive administrative
approvals the applicant will be mailed an approval letter.
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Section Three: Street Standards

Blackburn is envisioned as a pedestrian-oriented community, with a street
framework will support a wide range of land uses, and create a public
infrastructure that encourage pedestrian activity, street life, and a sense of
community and place,

Overview:

Streets will be connected to distribute traffic evenly throughout the
community. They will be organized into a private street system, which will
be built and maintained by Blackburn. Blackburn's private roadways
interconnect into a “loop” through the community. All alleys and parking
lots are private.

Street Standards Include:

Alleys: Alleys occur primarily within development blocks where townhouses
are located. The use of alley fosters an urban landscape by providing an
alternative to the driveway interruptions and garage doors that often
characterize residential architecture along the street edge. Furthermore,
alleys minimize the hazards of vehicles moving across sidewalks.

Curb Cuts: Curb cuts are the entrances and driveways that interrupt the
street curb line. Blackburn’s master plan seeks to minimize curb cuts
through the use of shared entrances and alleys that separate driveway
traffic from normal street traffic. Minimizing curb cuts also improves traffic
safety.

On-Street Parking: Located primarily in Land Bay 1, on-street parking will
help create a traffic calming effect by minimizing speed. On-street parking
enhances the sidewalk environment by providing a buffer between
pedestrians and moving cars.

Turn Radil: Intersection and entrance drive radil dimensions will be kept to
minimum sizes to reduce traffic speed and make pedestrian crossings less
daunting.

Two-way Traffic: All streets will accommodate two-way traffic.

Utilities: Where possible, and all utility lines shall be underground.
Additional information on individual utilities and their location within
Blackburn will be developed during final engineering.

REZ #PLN2014-00040, Blackburn
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Section Four: Urban Design and Architectural Guidelines

Building locations close to streets defines the public realm, strengthens the
pedestrian environment and creates a sense of space.

The following principles address critical urban design issues, which will
guide the design of Blackburn:

Lot Size and Conflguration: Lot sizes and shapes are designed to
encourage an efficient and intense use of land.

Setbacks: Building front yard sethacks dimensions will be minimized to
increase the sense of enclosure and urban community. Setback dimensions
will provide adequate room for sidewalks, streetscape improvements and,
where appropriate, private landscape improvements.,

Buildings: Buildings should exhibit a commitment to quality of design and
materials, Each building should be designed to complement the character
of its neighbars and be sensitive to their materials, color and scale. Careful
design and material considerations will help develop a distinctive overall
community. The purpose is to develop standards which recognize the
importance of the collective impression.

Architectural Massing: Buildings will exhibit variety in their massing,
height, projections and recessions. Where appropriate, asymmetry in
design is encouraged, to provide visual vitality to the community setting.
Blackburn seeks to achieve an urban design that suggests multiple settings
but also reflects participation in a single over-arching theme.

Visual interest and architectural diversity in residential land bays should be
considered through the use of building massing elements such as balconies,
porches, dormers and bay windows areaways.

Roof Massing: An important part of the impression architecture can provide
is roof massing. Roof forms enhance the sense of scale and interest, as
well as providing a screen to mechanical equipment. Interruptions and
changes to roof forms will provide visual interest and can create a sense of
opening towards the sky.

Facades: Long building facades shall provide incremental setback variations
with a variety of facade designs, such as balconles, porches and bay
windows, to create shadows and visual interest.

Side and Rear Elevations: Side and rear elevations should have the same
design elements and materials as the street facade.
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Corner Elevations: Elevations of buildings facing corner streets should
receive the same architectural treatments, design, materials, and colors
compatible to the front facade,.

Building Qrientation: Building orientation should generally be perpendicular
and face directly onto the street.

Building Materials: The use of a variety of architectural materials and colors
is encouraged, but should reflect a single, over-arching design concept for
the community. In general, no more than two colors or materials should be
used on each building.

Color: Black or appliance white shall not be used as a predominant exterior
color. Garish or fluorescent colors shall not be used. Accent colors may
be used to complement the building color and may be applied to window
mullions, cornices and other architectural elements.,

Building Entrances: Primary bullding entrances should face the street, with
necessary secondary entrances serving the side and rear elevations,
parking and rear yards.

Window Openings: Window openings help to create a friendly environment
and are critical in establishing a building's architectural character and
proportions. Windows should be encouraged on all elevations, including
those facing parking and service areas, when feasible.

Glazing: All street level exterior windows will use clear glass, and highly
reflective glass will not be used.

Mechanical/Electrical Equipment: Rooftop and building mounted equipment
should be screened from view in a manner that is architecturally compatible
with the building design. Antennas, towers or satellite dishes of any kind
should not be erected without prior approval from the Design Review
Committee.

Service Areas: Dumpsters and leading areas shall be located away from
roadways towards a rear parking storage area. Service bays and
dumpsters shall be screened from view of adjacent roadways, sidewalks
and trails either with dense evergreen landscape materials or with masonry
walls, 6' to 8' high, matching the adjacent architecture.
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Section Five: Streetscape Standards

The implementation of a continuous streetscape will visually organize
Blackburn, and link areas and architectural elements.

Streetscape guidelines will address improvements between the street and
right-of-way line, and elements include sidewalk, landscape, lighting,
utilities, signs and other items. Through simple improvements and
organization, this relatively narrow area can improve the quality of the
community.

Crosswalk: Demarcation of crosswalks should be provided at major street
intersections.

Sidewalks: Sidewalks will be provided on both sides of all internal streets.
The walk should be minimum of 5'wide, concrete and separated from the
curb by a green area where appropriate. Sidewalks should be positioned
straight and parallel to the roadway curb,

Walkways: Access to building entrances should be provided by walkways
adjacent to or around buildings, from parking areas and/or the sidewalk
network. Walkways are designed as part of the individual buildings and
should support pedestrian accessibility among the buildings.

Street Furniture, Materlals and Trees

Street Trees: Both sides of street should contain street trees occurring in a
continuous and regimented fashion. Canopy trees should be placed
between the sidewalk and curb in a (planting zone), lawn area. Only high
canopy trees should be used to improve visibility, security and ease of
maintenance. Once established, trees should be limbed from 12-15" above
grade. Avoid using flowering trees with low branching habits and
evergreens within the right-of-way.

Streetscape Furniture: The whole of Blackburn should have consistent
streetscape furniture, including, but not limited to, benches, trash baskets,
and kiosks. Elements should be strong and durable, as quality will provide
savings over the life expectancy of cheaper fixtures. A single color theme
and type will be adopted for all streetscape fixtures and furniture. Specific
styles of streetscape furniture shall be submitted for approval by the DCR
prior to site plan application.
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Special paving materials, sculptures, water features, banners and flags can
be used for visual interest and to create memorable images.

Walls, Fencing and Screening: Where parking and rear yards occur along
major roadways, walls, fencing and screening shall be encouraged.
Permanent chain link fencing is prohibited.

Streetscape Lighting

A single design-family of light fixtures and poles will be provided within
Blackburn. Uniformity of fixture and pole design, ¢olor and compatibility
with other site furniture elements will help organize the landscape setting.
This contributes to the sense of a quality environment in addition to
providing a sense of security,

Street Lights: Street lights refer to light fixtures located along Balls Ford
Road, Ashton Ave, Hollis Drive, Coverstone Drive, and street intersections.
Public street lighting shall be provided as directed by the Virginia
Department of Transportation Other street lighting shall be provided on
poles with a maximum helght of 35" and stationed at intervals of 100'to
150,

Pedestrian Lights: Pedestrian lighting refers to light fixtures located along
sidewalks and pedestrian areas. Poles shall be 12’ to 15" high and stationed
at intervals of 40’ to 60,

Ambient Lighting: Additional nighttime interest and illumination may be
provided by ambient lighting, such as up-lighting into trees and onto
building elevations at key locations.

Parking Lots

Blackburn will provide adequate parking without sacrificing the ambiance of
a pedestrian-scaled setting. The location of parking and its design
treatment are planned to reduce the visual impact of parking for both the
community and visitors passing through.

Parking Cells: Large surface parking lots shall be divided into smaller,
visually contained areas through the use of perimeter landscaping. This will
provide views and pedestrian ambiance. The typical size of a parking cell
should range from 80 to 120 cars (for example, two double loaded isles,
with 25 cars per side, equal 100 cars.)
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Landscaping: Parking lot landscaping should be simple in design and easy
to maintain. Hearty canopy trees low evergreens and ground cover will
achieve the required results, Planting areas should be a minimum of 6 to
8’ wide. Canopy trees should be of a variety that allows basal pruning from
12 to 15, Selected trees should be able to withstand summer heat rising
from paving. Plating areas will be concentrated where they will have the
greatest impact.

Security is an important consideration in landscaping a parking lot. A “view
horizon” located 3’ to 12 above grade should be kept open to allow
surveillance. The location of low flowering trees and evergreens with low
branching habits should be considered with regard to important surveillance
corridors.

Lighting: Parking lot lighting should provide adequate illumination for
security. Generally, a few taller fixtures are preferred to many smaller
poles., The pole and fixture shall be coordinated with the design and color
chosen for pedestrian fixtures.

Paving: Either bituminous or concrete parking is required for all drives and
parking lots. Masonry pavers are an optional, decorative opportunity. Dirt,
gravel and other unpaved surfaces are inappropriate.

Concrete Curbs: Concrete curbs, 6” to 8” high, will be required for all

drives and parking lots. The use of timber wheel stops and asphalt for
curbing will not be allowed because of appearance, short life span and

vulnerability to trucks.

Striping: Striping will be required to identify all parking spaces.

Curb Cuts: Curb cuts shall be minimized by consolidating access points and
providing mutual access easements where appropriate. Curb cut widths
shall be a maximum of 24’ wide. Curb cut entrances to parking lots shall be
treated with landscaping and lighting, where appropriate, to enhance traffic
safety and visitor orientation.
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Section Six: Open Space

Blackburn will include a green infrastructure of managed and natural areas,
and provide an appropriate and continuous landscape setting accessible to
the whole community.

Open space park Land Bay 1 southeast corner
« Tot lots
+ Paths
» Natural areas

Green Infrastructure: Managed and natural areas of green infrastructure
that provide an appropriate and continuous landscape setting shall be
integrated into Blackburn.
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Landscaped Streets, Sidewalks and Trails: Various parks and open spaces
will be linked with the community through landscaped streets, sidewalks
and tralls. Streetscape improvements are envisioned as a critical part of

the community’s open space.,

Nature Areas: A focus of Blackburn will be nature areas. Natural
vegetation and rolling topography are important assets that provide relief to
the continuum of development. Where feasible, areas of existing
vegetation will be preserved, along with existing wetlands. The palette of
landscape materials throughout Blackburn will include indigenous plants.
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Section Seven: Sign Standards

A sign has two primary functions: 1) to identify a business or place; anayor
2) to provide direction. Sensitive design and appropriate placement of
signs contributes to a community’s image and facilitates easy travel across
streets and sidewalks. To successfully achieve this purpose, a sign must be
eye-catching without being offensive.

All signs at Blackburn, Prince William should adhere to the following
principles:

Materials: Materials will be architectural In character and compatible with
the advertised business, and should be durable, weather resistant and
maintained in good repair. Fabrication and installation of all signs should be
by qualified and experienced mechanics. All electrical elements, such as
wires, conduit, junction boxes, transformers, ballasts, switches and panel
boxes shall be concealed from view. Lettering should be printed in known
or recognizable styles and correctly executed, Moving signs or devices of
any types should not be permitted.

Freestanding Monument Signs

Design of freestanding signs should be simple, architectural in appearance,
and continued the design theme set into the adjoining architecture. There
should be ample dimension, length and thickness to give the appearance of
solidity. Signs should sit on grade or be attached to a singular base.
Complicated shapes and silhouettes should be avoided.

)
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Sign Location: Signs should be in proximity to the main vehicular entrance
but outside the public right of way.

Number: Freestanding signs should be limited to one for each roadway
entrance.
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llumination: Signs may be both internally or externally illuminated, as
appropriate to the setting and as permitted by the zoning ordinance.

Height and Size: Signs may vary in height and size, reflective of traffic
speed and volume, but lower profile or ground level signs are preferred and
should be used whenever possible. Height and size of signs should be
limited.

Sign Copy: Information should be limited to the name of the business or
place and other pertinent information related to the bona-fide business
conducted on the premises. Advertising by material or product
manufacturers and suppliers should not be permitted on any exterior sign
except as the primary identification for the place of business.

Bullding Signs - A sign should not be lower than top of show window or 8’
feet from sidewalk.

Bullding-Mounted Signs: If improperly located or out of scale with a
building, building-mounted signs can cheapen the appearance of the
establishment and lower the standards for surrounding developments,
Signs and graphics should not dominate a building’s architectural
appearance. Signs should not be higher than 12" below the second story
windowsill or top of one story building.

Locatlon: Storefront sign locations should be monitored. Retail storefront
signs should be prohibited on the fronts of buildings above the ground floor
level, or above a height of one inch below the second floor window sill line,
whichever is lower: on the roofs of buildings; on the side walls of buildings;
or directly on the insides of show windows. Building signs should not be
permitted on the roof or project above the vertical wall area of the facade.

Projecting Signs: Projecting signs can add vitality to the visual environment
if they are in scale with the pedestrian. There should be only one projecting
sign per shop and it should not exceed 12 square feet in area. They should
not be located any higher than 12 or lower than 8" above grade, and should
not project more than 4’ from the building face. A sign attached to a
building fagade should not project above the wall area of the fagade.

Flat Signs: Flat signs should be placed parallel to the face of the building
and not project more than 12" beyond the primary surface of the building.
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Size: Signs should be in proportion to the storefront and the building
facade as a whole. Signs should never be allowed to obscure or overwhelm
the basic architectural character of the building. A ratlo of two-square-feet
of sign area for each linear foot of building frontage is a good rule of thumb
in determining total sign areas.

Color: Sign should generally be limited to no more than three colors.
Bright colors are entirely appropriate for signs, but the use of too many
colors should be avoided.

Message: Words used on a sign should be limited to the name of the
business and other pertinent information related to its operation; the sign
should not be used for franchised product advertising. Simplicity is the key
to legibility and elegance. Bold, simple lettering styles and the use of
recognized symbols are most effective. Symbols and graphic shorthand can
express more concisely the ideas which sign seek to communicate.

Iumination: Signs may be internally or externally illuminated, as
appropriate to the specific setting. Signs with flashing or moving lights
shall not be permitted.

Awning Signs: Lettering and symbols, or design painted or sewn onto
awnings will be permitted.

Number: There should only be one sign for the front fagade and one
smaller sign for commercial uses with entrances from a side or rear
elevation.

Public Signs

Because of their piecemeal implementation, proliferation and varied
fabrication, public signs can clutter a community’s appearance. Historically,
signs have been placed without regard for their surroundings, freestanding
or haphazardly attached to lamps and poles. A sign with excessive wording
and too many letters also reduces effectiveness. The following rules will
help organize public signs and enhance the visual environments.

Placement: Signs should be standardized by location and be placed far
enough from the curb to prevent damage from cars and trucks. Signs
should be placed so that they are not visual or maintenance obstacles.

Number: Where possible, the number of signs and sign posts should be
reduced and consolidated by pairing and grouping of signs.
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Poles: All signage shall have simple square or round straight steel poles (2"
to 4 width, depending on height). The poles should be painted to match
the color adopted for Blackburn’s street furniture.

Signs must be attached to sign posts. If signs are to be attached to lamp
poles, a bracket shall be used, which projects the sign away from the post.
Do not bolt though the sign center into the post.

Signage Standards: Signage standards should be developed to distinguish
corridor signs from the ordinary utilitarian appearance of public signs.
Developing a pleasing silhouette for standard sign faces will soften the sign
profile and provide a distinctive quality.|
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Section Eight: lLandscape Standards

Landscaping is one of the rare site investments that improves with age and
is therefore an important component in ensuring Blackburn’s long-term
viability as a community >

Three basic rules apply to all landscaping:

o Keep the design simple ~ landscaping should emphasize simplicity of
design. Quality and durability are much easier to achieve with simple,
straightforward designs.

« Use quality materials - quality materials age well, stand up to abuse
and have a comparatively long life expectancy.

s Provide easily maintained installations — even the best design,
implemented with quality materials, and is ineffective if it cannot be
maintained.

The following considerations will be integrated in the design of Blackburn.

Color and Specimen Materlal: To be effective, color and specimen material
must be used generously in a few key locations. Selecting a couple highly
visible locations will be mare effective than sprinkling color in small patches
over the total site.

Massing of Plant Material: Large groupings of a single species are preferred
to planting a large area with numerous species. Trees and shrubbery
should be in scale with street dimensions.

Maintenance Edges: Maintenance edges provide an important sense of
orderliness. Lawn areas should be separated from landscaped beds with
edging such as concrete walks, steel edging and curbing.

Security and Surveillance: Plant material should be confined to 36" and
lower, and tree canopy (tree limbs and leaves) should begin at 12” and
above to allow for visual surveillance and a sense of security.

Landscape Materlals

The following guidelines shall apply to the major categories of landscape
materials in order to create the desired visual harmony among the
individual development sites. All plant material shall be selected from
varieties compatible with, or directly from, the native vegetation, and all
shall be odorless and free of messy fruits and seeds, Species with chronic
diseases, pest problems and/or structural weaknesses shall be avoided.
The following categories are addressed:

REZ #PL.IN2014-00040, Blackburn
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Declduous Shrubs: Deciduous shrubs should be used as accents to create
seasonal color interest. Due to their informal appearance, they should not
be used in high image areas where a manicured formal presentation is
desired. Deciduous shrubs should be maintained with a “natural” growth
habitat and shall not be used as formal hedges. The minimum preferred
size is 3-4" in height,

Edging Materlal: Plant bed edging, mowing strips or other edging materials
are encouraged. Acceptable materials include steel (black), concrete, stone
and brick.

Evergreen Shrubs: Evergreen shrubs shall be selected from varieties of
winter-hardy shrubs commonly found in the mid-Atlantic region, They may
be used where a low-level screen or hedge is desired, such as parking lots,
sidewalks or as mass plantings in the landscape; they may also be used as
effective ground covers on slopes. The minimum preferred size is 18" to
24" spread,

Evergreen Trees: Evergreen trees shall be used at strategic locations, and
designed into group plantings to enhance “winter” seasonal interest, screen
objectionable views of service areas and parking, and act as a backdrop for
ornamental (flowering) trees. Evergreen trees shall be selected from
species native to the area or similar in appearance. The minimum preferred
size is 8'~-10" in height.

Indigenous Plant Material: Indigenous plant material shall comprise a
significant portion of all new landscape improvements,

Ornamental Trees: Normally 12’ to 25’ tall at maturity, ornamental trees
should be planted for accents and visual emphasis. The flowering habits of
ornamental trees are very effective.

Streetscape & Canopy Trees: Used between the building zone and the
street edge, streetscape and canopy trees shall be major deciduous trees,
Thay may be located either within sidewalk planters or In planting zones
between the sidewalk and curb. Canopy trees shall be used in parking
islands and lawn areas, where they do not interfere with the design intent
of streetscape plantings. The minimum preferred size is 3"-3 1/2 caliper,
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Turf: Lawns and other turf zones within the street right-of-ways and other
development areas may be seeded, or planted with sod as an optional
substitute. A standard turf shall be established for the entire project, which
may be modified by the Design Review Committee. Where sod is
employed, it shall be of a quality meeting the certification requirements of
the Virginia Association of Turf Growers.

Landscaping Practices

Planting Practices: Planting practices should be standardized, All plants
should be nursery grown in accordance with the highest standards of
horticultural practices, and grown under climactic conditions similar to those
of Blackburn. Plants shall be typical of their species or variety with normal
growth habits. Plants shall be disease-free and have healthy, well-
developed root systems. All plants shall conform to the American Standard
for Nursery Stock as published by the American Association of Nurserymen.

Landscape Maintenance: Green space landscape maintenance in Blackburn
will be prescribed for both individual landowners and the Owner's
Assoclation in the Declaration of Protective Covenants.

Individual owners shall be responsible far executing a landscape
maintenance program for landscape areas within their personal site. The
program shall include:

« Pruning trees and shrubs to maintain an attractive shape, removing
dead branches and providing clearance for vehicles and pedestrians.

¢ Replacing dead and disfigured plant material immediately with
equivalent plants.

s Fertilizing, mulching, watering and weeding plant beds. Applying
insecticides and fungicides as necessary to maintain plant vigor and
appearance.

e Lawns shall be watered, mowed and maintained in a dense, weed-free

condition.
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Screening

The goal of screening is to visually integrate and, where necessary, screen
those elements that, though essential, can become unsightly.

There are components to any development that should be screened from
public view. A majority of these elements, such as services and utility
functions, can be hidden through a selective location out of easy view by
the visitor. The objective is to locate an element where the fewest number
of people see it for the least amount of time. Relocation of the object to an
area out of the public’s view should be the first preference, especially for
service and utility elements that are visible from the standard streets.
Elements such as dumpsters, services and storage units should not be seen
from the standard streets.

There are, however, elements and activities, which are necessarily located
in the public area. Visually integrating and meshing the service or utility
component into the public environment is the goal of screening, not hiding
or camouflaging the element. For example, the additional attention created
by trying to conceal an electrical transformer may be worse than the
unscreened appearance. Screening is a last resort, but a very functional
resolution when appropriate.

Full Screening: Areas where, If exposed, would require constant
maintenance should have full screening, Screening design and durability
are important. Solutions such as chain link or wooden fencing may be
inappropriate if they will fall into despair. Dumpsters require full screening
when the refuse is visible and soils the dumpster itself (i.e. restaurants).
Full screening, however, should be designed to require little maintenance,
and be compatible with architectural and site development themes.

Partial Screening: The introduction of landscape and design elements as
partial screening provides a setting and sense of upkeep without the
necessity of fully hiding the element or activity. Partial screening serves
the same purpose as foundation planting around a building—it provides a
setting and visually anchors the ground plant.

Low Screens: The most effective treatment of large commercial parking
lots is with low screens (max 42" height). This is preferred to full screening
(72" to 96" height) for both aesthetic and security reasons.
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No Screening: Service elements which are only marginally obtrusive
require no screening. Some utilities and surface elements may be less of a
blight if they are not decorated and thus attention is drawn to them. A
meter box, which is not close to a sidewalk, may only require a coat of color
to blend with its background, whereas a fussy landscape would draw
unnecessary attention and memorialize it.

Dumpsters: Full screening is required for dumpsters, providing a sense of
maintenance to the property. Loading and other service areas should be
located where least visible, but not require full screening unless the dock
area is excessively soiled, thus requiring constant maintenance. Generally,
partial screening providing boundaries between public and service areas
should be sufficient. This contributes a sense of maintenance, as well as
screening foreground pavings, wheels and bumpers.

Transformers and Utilities: Transformers and utilities, which are not close
to walkways should be painted a color to blend with the background instead
of being accentuated with a landscape screen.
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Recommended Plant Material

Canopy Trees
Acer rubrum

Acer saccharum

Chlonanthus virginicus
Cladrastis lutea

Fagus grandifolia

Ginkgo biloba - Ginkgo (male)
Gleditsia triacanthos var. inermis
Liquidambar styraciflua

Nyssa sylvatica

Oxydendrum arborium
Platanus occidentalis

Quercus alba

Quercus coccinea

Quercus palustris

Quercus phellos

Quercus rubra

Quercus shumardii

Taxodium disticum

Tilia tomentosa

Zelkova serrata

Ornamental Trees
Amelanchier canadensis

Cercis canadensis
Chionanthus virginicus
Cornus florida

Cornus kousa
Crataegus sp.

Halesia carolina
Lagerstroemia indica
Magnolia soulangeana
Magnolia stellata
Magnolia virginiana
Malus sp.

Prunus serrulata
Stryax japonicum

llex opaca

Pinus virginiana

Pinus bungeana

Pinus echinata

Tsuga canadensis

Attachment E — Design Guidelines

Red Maple

Sugar Maple

White Fringetree

American Yellowwood American
Beech

Thornless Honeylocust
Sweet Gum

Sourgum

Sourwood

Sycamore

White Oak

Scarlet Oak

Pin Oak

Willow Oak

Red Oak

Shumard Oak
Common Baldcypress
Silver Linden
Japanese Zelkova

Shadblow Serviceberry
Eastern Redbud
White Fringetree
Flowering Dogwood
Kousa Dogwood
Hawthorn

Carolina Silverbell
Crapemyrtle

Saucer Magnolia
Star Magnolia
Sweetbay Magnolia
Flowering Crabapple
Mountain Stewartia
Japanese Snowbell
American Holly
Virginia Pine
Lacebark Pine
Shortleaf Pine
Canadian Hemlock
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Evergreen Trees

lliex opaca

Pinus virginiana
Pinus bungeana
Pinus echinata
Tsuga canadensis

Deciduous Shrubs

Berberis ap.

Forsythia x intermedia
Fothergilia gardenia
Hamamelis virginiana
Rhododendron Sp.
Rhododendron -sp.
Viburnum 's.p.

Evergreen Shrubs

llex sp.

Juniperus sp.
Kalmia latifolia
Mahonla aguifalium
Pieris japonica
Taxus sp.

Ground Covers

Ajuga reptans

Hedera helix

Hosta sp.

Hypericum sp.

Lirope muscalr

Liriope -spicara
Pachysandra terminalis
Vinca minor

Attachment E — Design Guidelines

American Haolly
Virginia Pine
Lacebark Pine
Shortleaf Pine
Canadian Hemlock

Barberry
Forsythia

Dwarf Fothergilla
Witchhazel
Azalea
Rhododendron
Viburnum

Holly

Juniper

Mountain Laurel
Oregon Grapeholly
lapanese Pieris
Yew

Buglewort
English vy

Hosta

Hypericum
Liriope

Spreading Liriope
Japanese Spurge
Periwinkle
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Attachment F — Illustrative Plans
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Attachment G — Environmental Constraints Analysis
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Attachment G — Environmental Constraints Analysis
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Attachment G — Environmental Constraints Analysis
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Attachment G — Environmental Constraints Analysis

r

TSI S

v

L ERENSURFIEE £ 138 ¥

@

o tae teur

priEErE

ST P et ey AR
3 i 7 -
P e S cai

PLBIH $E LI s ls

=AY

LRARE PO~ R84

|

REZ #PLN2014-00040, Blackburn

Page G-6



Attachment H — Military Site Scope of Work

Attachment C

PROPOSED SCOPE OF WORK FOR CONDUCTING
MILITARY SITES (INTENSIVE METAL DETECTOR) SURVEY
OF THE WHEELER (A.K.A. BLACKBURN) PROPERTY
PRINCY. WILLIAM COUNTY, VIRGINIA

April 22, 2013

Herein is presented a Scope of Work (SOW) for conducting an intensive metal detector
investigation on the +/- 105 acreWheeler/Blackburn property, consisting of three parcels
located to the north and south of Balls Ford Road (Rt. 621) near Manassas, Virginia
(Exhibit A). The property occupies a portion of the land associated with ‘Willow Green,’
the farm owned by William L. B. Wheeler during the Civil War. The project area lies
within the American Battlefield Protection Program (ABPP)-defined Study Area for lhe
First Battle of Bull Run (Manassas 1) and within the Core Arca for the Second Battle of
Bull Run (Manassas 11).

The investigation is being undertaken at the behest of Justin Patton, Prince William
County Archeologist. Phase [ archeological surveys were conducted on the property in
2003 and 2004 by Archeological Testing and Consulting, Inc, of Silver Spring. Maryland
(Hill and Pfanstichl 2004, 2005). ‘The investigations identified within the project area
one historic architectural resource, a 20™ century dwelling and associated farm complex
recorded as DHR 076-5137, and four archeological resources recorded as sites
44PWI1557, 44PW 1604, 44PW 1605, and 44PW1606. Sites 44PW 1557, 44PW 1604 and
44PW1606 were historic resources associated wilh ZO!h-canur)f occupation  and
agricultural use of the property. Site 44PWI1605 was classified as an ephemeral
prehistoric camp of unknown temporal affiliation. None of the resources were
recommended eligible for listing on the National Register of 1listoric Places (NRIIP) or
the Virginia Landmarks Register (VLR) and no fRirther archeological work was
recommended. No military artifacts were recovered during the investigation,

Because the property is in close proximity to the Manassas [ and 11 bartlefield, and
associated troop movements and other military activities are beljeved to have taken place
within the Wheeler farm, the Prince William County Archeologist requested that an
intensive metal detector survey ol the entire properly by performed. Metal detector
survey has been shown to be notably more capable of locating historic military sites
compared to shovel festing, which comprised the survey method utilized during the ATC
In¢. Phase I survey.

Due to the time and cxpense required for intensive metal detection for the entire property,
Thunderbird Archeology, a division of Wetland Studies and Solutions, Inc. of
Gainesville, Virginia conducted a documentary and background study to cstablish an
historical context for Wheeler Farm during the Civil War and to ascertain whether
portions of the site should be excluded from the metal detector investigation. As part of

Blackburn (A.K.A. Wheeler) Property - Intensive Documentary Research e
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Attachment H — Military Site Scope of Work

the documentary and background study, staff at the ABPP and Manassas National
Battlefield Park as well as local relic hunters were interviewed,

Metal Deteetion Survey: Based on the results of the documentary and background
study, Thunderbird Archeology recommends that the portion of the project area lying
north af and within 250 feet to the south of Balls Ford Road (Rt. 621) be subjected to
intensive metal detector investigation (Exhibits B and C). These portions of the property
were shown during the documentary research to have been the location of troop
movements during the attack of Longstreet’s Right Wing of the Confederate army in the
afternoon and evening of August 30", 1862 during Manassas JI. Short-term artillery
cmplacements may have been located within the northern parcel ncar the Wheeler house
which was located immediately to the cast; (his area may also have been subjected 10
arlillery bombardment. Other information indicates that a Union commissary or
storehouse may have stood east of the project area near the Wheeler house at some time
during the war. Rclic hunting on the property has resulted in reporied recovery of
buttens, dropped bullets, and other artifacts that suggest the use of the northern portion of
the property may have been occupied as a short-term camp site by Confederate 1roops; no
Civil War-related finds have been reported from the southern two portions of the project
area.

The metal detection survey will be conducted in accordance with 2011 Virginia DITR
puidelines. A 25-foot transect grid will be established across 100% of the indicated
portions of the project area (less any areas of confirmed disturbance), and the survey will
be conducted in a zig-zag pattern within each transect with six-foot instrument sweeps.
T'he locations subject to metal detector survey are mostly in open field (see Exhibit C); if
deemed necessary, the grass in these arcas will be eut to prevent interference with the
proper conduct of the metal detector survey. The methodology within the small portions
of the recommended survey area that are wooded may be varied depending on density of
vegetation. Positive contacts will be marked with pin flags, and additional intensive
metal detection will be performed near contacts to ascertain the presence of other
materials in the immediate vicinity. The positive contacts will be excavated in order to
identify the historic ferrous or non-ferreus artifact and their location will be mapped. 17
an excessive number of positive contacts are identified, a suilable sample may be
excavated in lieu of 100% excavation of contacts. A distribution map will be made to
show the locations of the positive contacts and recovered artifacts, Any archeological
sites located will be delineated in accordance with the find locations. Such sites will be
accurately mapped.

If the metal detector survey results in the recovery of Civil war-era military finds in the
portion of the survey area to the south of Ball's Ford Road (it. 621), the survey area will
be extended to include areas on the property within a 250 feet radius of the southernmost
finds.

Laboratory: All historic (i.c. artifacts dating to circa 1865 or earlier and any incidentally
discovered prehistoric) artifacts will be cleaned, inventoried, and curated according to

Blackburn (A.K A Wheeler) Property - Intensive Documentary Research
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Attachment H — Military Site Scope of Work

DIHR standards. Modern refuse will be noted and discarded in the field. Historie
artifacts will be scparated into four basic categories: glass, metal, ceramics, and
miscellaneous. The ceramics wili be identified as to ware type, method of decoration,
and separated into established types, following South (1977), Miller (1992) and Magid
(1990). All glass will be examined for color, method of manufacture, function, cte., and
dated primarily on the basis of method o manufacture when the method could be
determined (Hurst 1990). Metal and miscellaneous artifacts will be generally deseribed;
the determination of o beginning date is sometimes possible, as in the case ol nails.

Any prehistoric artifacts recovered will be classilied by cultural historical and functional
types and lithic material. In addition, the debitage will be studied for the presence of
striking platforms and cortex, wholeness, quantity of laking scars, signs of thermal
alteration, size, and presence or absence of use,

Reporting: The results will be described in 2 manner that follows all applicable Jocal,
state, and federal puidelines, and will involve the preparation of a report which will
integrate the results of the background research and present Lhe results of the field
investigations. The report will include the preparation of graphics which will illustratc
the results of the metal detector investigations. In addition, the Virginia DIIR site forms
will be created or updated as necessary with any additional information gained from the
metal detector survey,

The report is subject to review by Prince William County. Three (3) copies of the report
will be submitted to the County archacologist prior to the preliminary subdivision plan
review. The final report will be submitted on acid-free paper, along with an electronic
copy in Adobe PDF and MS-Word formats, and a copy of the artifact database in a form
readable by MS-ACCESS. The repart may also be subject (o review by the Virginia
Department of Historic Resources (DHRY), if required during the Clean Water permitting
process or any other federal undertaking. DHR requires two bound and one electronic
copy of the final report,
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Attachment H — Military Site Scope of Work
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Attachment H — Military Site Scope of Work
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Attachment H — Military Site Scope of Work

- h Vi "J Northern parcel: £29 acres
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Attachment I — Balls Ford Rd. Off-Site Improvements
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Attachment J — Housing Unit Modifications

Attachment E

MODIFIED TOWN HOUSE (PMR)

This dwelling type consists of a single-family attached unit, with individual outside access. Rows
of townhouses shall contain no more than six dwelling units in a group, except as may be allowed in
town centers. Back-to-back townhouses shall contain no more than 12 dwelling units in a group.

Live /work units may be either townhouse or back-to-back townhouse developments, subject to
residential and non-residential parking requirements in the design and construction standards manual,
Residential uses shall not be located on the first story of live/work units. The following table specifies
the minimum standards.

A= MINIMUM LOT WIDTH... TSROSO |- = = 18 FT
B= GROUP SETBACK... v 20 FT,
C= MAXIMUM BUILDING HEIGHT... . 35FT.
MINIMUM SETBACKS:
D= FRONT (WITH REAR LOAD GARAGES).... L 0
E= FRONT (WITH FRONT LOAD GAHAGES) o .. 20FT.
F= SETBACK FROM ANY PUBLIC RIGHT-OF-WAY... w 20 FT.
G= SIDE (END UNIT).... w10 FT.

H= REAR (CORRESPONDlNG TO FRONT F_OAD GARAGE) 20 FT.
|= REAR (CORRESPONDING TO REAR LOAD GARAGE} s 2OFT,
J= MINIMUM BUILDING FOOTPRINT... _— 7208Q, FT.
I LOTS WITH FRONT LOAD GARAGES: I
Y = = - . P
I L]
‘ | A e | —A—] T A—
*‘
- |
e G
o
i i ; a2 [J I l T |

LR i :l];,j: T ! T
LU me s e

- Revised: August2014
Sheet 1 of 5
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Attachment J — Housing Unit Modifications

NOTES:

1.) Setbacks shall be varied at least two feet for all townhouse units within a group, except that two
abutting units may have the same setback, provided na more than four units in the group have
the same setback.
Architectural treatment shall vary so that no more than two abutting units are substantially the
same, and so that no more than four units in any group are substantially the same.
For an individual section or phase of a multiphase project, one-half of the required open space,
or 15 percent, shall be provided within that phase or section. The remaining 15 percent may be
provided on a project-wide basis,
4.) Unroofed decks, stoops, landings, and similar feature minimum setbacks are as follows:
a. Front (with rear load garage): .,
b. Front (with frontload garage): ...
c. Side {end unit): .
d. Rear (with rear load or front load garage):

2.

3.

Revised: August 2014
Sheet 20f 5
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Attachment J — Housing Unit Modifications

MODIFIED TOWN HOUSE (PMD)

This dwelling type consists of a single-family attached unit, with individual outside access. Rows
of townhouses shall contain no more than six dwelling units in a group, except as may be allowed in
town centers. Back-to-back townhouses shall contain no more than 12 dwelling units in a group.
Live/work units may be either townhouse or back-to-back townhouse developments, subject to
residential and non-residential parking requirements in the design and construction standards manual.
Residential uses shall not be located on the first story of live/work units. The following table specifies
the minimum standards

A= MINIMUM LOT WIDTH.., PP NP TP R (PR -+~ = 18 FT.
B= GROUP SETBACK... .. 20 FT,
C= MAXIMUM BUILDING HEIGHT SR TR e P

MINIMUM SETBACKS:
D= FRONT (WITH REAR LOAD GARAGES).....
E= FRONT (WITH FRONT LOAD GARAGES)....
F= SETBACK FROM ANY PUBLIC RIGHT-OF- WAY :
G= SIDE (END UNIT).... wi LOFT;
H= REAR (CORRESPON DING TO FRONT LOAD GARAGE) w20 PL,
[= REAR (CORRESPONDING TO REAR LOAD GARAGE) wiivs DO

J= MINIMUM BUILDING FOOTPRINT... . 720 5Q, FT,

w 10FT,
.. 20FT.
. 20 FT.

| LOTS WITH FRONT LOAD GARAGES: |

- = | i .
A !—A—- f oA

G-

i Revised: August 2014
Sheet 3 of 5
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Attachment J — Housing Unit Modifications

NOTES:

1) Setbacks shall be varied at least two feet for all townhouse units within a group, except that two
abutting units may have the same setback, provided no more than four units in the group have
the same setback.

Architectural treatment shall vary so that no more than two abutting units are substantially the
same, and so that no more than four units in any group are substantially the same.

For an individual section or phase of a multiphase project, one-half of the required open space,
or 15 percent, shall be provided within that phase or section. The remaining 15 percent may he
provided on a project-wide basis.

4.) Unroofed decks, stoops, landings, and similar feature minimum setbacks are as follows:

2

3.

a. Front {with rear load garage): ....ccoervcnniinnnnn 5 FTL
b. Front (with front load garage): ... 15 FT,
€ Side{endinith anmmasmsmnssasamissasi 10 ET:
d. Rear (with rear load or front load garage): ........ 8 FT.

Revised: August 2014
Sheet 4 of 5

REZ #PLIN2014-00040, Blackburn
Page J-4



Attachment J — Housing Unit Modifications

MODIFIED VILLAGE HOUSE

THIS DWELLING TYPE 1S A SINGLE-FAMILY RESIDENCE WHICH IS FULLY DETACHED FROM
NEIGHBORING STRUCTURES. THE VILLAGE HOUSE IS DISTINGUISHED BY SMALL FRONT AND SIDE YARDS.
THE STREETSCAPE OF VILLAGE HOUSES IS ACRITICAL ELEMENT GIVEN THE SMALL SETBACKS FROM THE
STREET, THUS EACH PLAN USING THIS HOUSING TYPE SHALL DEMONSTRATE GOOD DESIGN PRACTICES.
THE FOLLOWING TABLE AND TEXT SPECIFY THE MINIMUM STANDARDS FOR A VILLAGE HOUSE.

A= MINIMUM LOT AREA. v 6@99—%&—}'4'— 5000 SQ. FT.
B= MAXIMUM LOT COVERAGE. .
C= MAXIMUM BUILDING HEIGHT oovee e 35 FT.
MINIMUM SETBACKS:
D= FRONT SETBACK TO HOUSE....... 20 FT.
E= SIDE... 16+ 5 FT.
F= CORNER LOT (SIDE) 2T 16 FT.
G= REAR LOT LINETO HOUS - A5 20 FT.
H= REAR LOT LINE TO GARAGE....... SFT.
I= MINIMUM LOT WIDTH... GO 50 FT.
| ]
i I I ? |
; _F
! =
D D
L L

NOTES:

1.} UNROOFED STRUCTURES SUCH AS, BUT NOT LIMITED TO, LANDINGS, PORCHES, DECKS, STEPS,
AND STOOPS IN ANY COMBINATION GREATER THAN EIGHT (8) INCHES ABOVE EXISTING GRADE
MAY BE LOCATED IN THE FRONT OR REAR YARD ONLY, SUBJECT TO THE MINIMUM SETBACK OF
10 FEET FROM THE FRONT AND 5 FEET FROM THE REAR PROPERTY LINES.

ROOFED STRUCTURES SUCH AS, BUT NOT LIMITED TO, LANDINGS, PORCHES, DECKS, STEPS, AND

STOOPS IN ANY COMBINATION MAY BE LOCATED IN THE FRONT OR REAR YARD ONLY, SUBJECT

TO THE SETBACK REQUIREMENTS FOR THE PRIMARY STRUCTURE,

3.) PARKING REQUIREMENTS SHALL MEET STANDARDS FOR SINGLE FAMILY DETATCHED UNITS,

4.) ARCHITECTURAL FEATURES SUCH AS, BUT NOT LIMITED TO, WINDOWS, SILLS, CORNICES, EAVES,
AND GUTTERS, BUT EXCLUDING FLOOR AREA SUPPORTED BY CANTILEVERED CONSTRUCTION
MAY PROJECT UP TQ 3 FEET INTQ ANY REQUIRED YARD SETBACK,

5.) PIPESTEM LOTS SHALL MEET THE STANDARDS IN SECTION 32-300.61.10 OF THE ZONING
ORDINANCE.

2.

Revised: August2014
Sheet 5 of 5

REZ #PLN2014-00040, Blackburn
Page J-5



Attachment K — Waivers

PRINCE WILLIAM COUNTY
DEPARTMENT OF TRANSPORTATION
DCSM WAIVER

5 County Complex Court, Ste, 290, Woodbridge, Virginia 22192-3308
(703) 792-6825 Metro 631-1703, Ext. 6825 Fax (703) 792-7159

SECTION I - GENERAL INFORMATION

Arecicayt: _ RCKE Boll Run L1.C Dare: 0872972014

Appress: _clo Kettler, Ine. Warver Nuvser:  __WAL2015-00013

1751 Pinnacle Drive, Suite 700
MceLean, VA 22102

SITE/SUBDIVISION PLaN Numper: _PLN2014-00040

Prosecr Nave: _Blackburn

SECTION Il - SPECIFICS OF WAIVER REQUEST

SECTION OF DESIGN AND CONSTRUCTION STANDARDS MANUAL: 650,05
REQUESTED TO BE W.lvED:

REQUIREMENT(S): For residentiul minor collector street standard RM-2 category [V typical scetion is required.

APPLICANT'S JUSTIFICATION FOR WWAIVER: To avoid additional offsite vight-of-way dedication and to achicve
the intersection turning movements and accommodate sight distance, a reduction in lane width from 12 leet to
11 feet lanes is proposed. The turn lanes and curb and gutter will be provided on east side of Bethlehem Road
as well. Further justification of the waiver is that the existing lane widths on Bethlehem Road are anly 11 feet,

REZ #PLN2014-00040, Blackburn
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Attachment K — Waivers

§ SECTION 1 — RECOMMENDATION OF TRANSPORTATION

RECOMMENDATION: Eaperorat Cpesia p
g5 ‘}f//
G5
Prax Reviewer: Sarbiit Sidhu TRANSPORTATION PLANNING MANAGER: Rl cardo Canizales

REASON(S) FOR APPROVAL/DENIAL: The justification provided is acceptable. Due o existing conditions the 11
feel lane width will be acceptable along Bethlehem Road.,

SECTION IV - ADDITIONAL COMMENTS

SIGNATURE ‘q'\—ihm-.- ’{—é"‘:\;‘yz—w-—\ " Dare { Ry 7’ _

Thomas Blaser, Director of Transporiation

e Development Services

REZ #PI.N2014-00040, Blackburmn
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Attachment K — Waivers

BLIHLEHEM ROAD

|
s i
UMITS OF BITUMINOUS SURFACE i

SYHI&ETRiCp\L{
/—'POINT OF

FINISHED I
CRADE

FLsill
T .

lard S L e b FL bl

BITUNINQUS
CONGRETE

CURE & GUTTER AND
S/W 0N THIS SDE) (3)

/(—‘ 35" W/TURN LAKE, YARES (2)

R A e 2
BASE BASE SURFACE,
/ Suf3) Asolcj;ﬁa BASE | (AM—-25.0) (gu—q.s\)

SIDEWALK

SUBBASEu/
LIMITS OF SUBBASE

[CATEGARY rmﬁ&;?ibﬁt RO, DESIGN] MAx Ml C.L] MIN, sncm“ "

WIDIH [SPEED GRADEl RADIUS | DISTANCE
= T () | (mph} o) top _Inix () G1-8)
§ 100} T8 ITO0 _F—8d—{ 30170y 120018 = 117
20017704000 A}J&L 10; tigr&} 200 11| 335 14 ‘:R 0
¥ _14001°10" 7000 40 L 9% ] 762091 [aoa (] 475 01 dn 1207
GENERAL NOTES: \—vmzs U] o VARES

1) This iypicol cross section sholl be uted in oF subdivisions considered o3 urban/suburhan, [subdivisions where averoge lol size
is less lhan ona (1) ocre).

2) Slondord londings required ot Inlersections.

3) Stone rnoterial sholl extend under lhe curb ond guller o minimum of six Inches (8 in.) beyond the back of curb, The stons thickness under
the curb and gulter shall be thel in excoss of tha depth of the guiter fece or o mimimum of four inghes (4 in) whichever is grealer.

4) Reduction in calegorias, where permitled, shell cccur ol iaterseclions only and to the next lower ar higher category oniy.

5) No parking ar diract rasidenliol access permillad on Cotegory VI,

6) 2:1 slopes will be ollowed whan soil iype supporied by soil report is accaptoble and whare special slobilizalion is provided in eccordance
with lha Erosion Control ordinuncé,

7) Sidewolks shod be pravided in gccordance with Seclion 802.9.

8) Pavamenl section is slandard requirement. Refer to Section 650.01 for alterrative pavermert sections.

9) Superelevalion shall be proviced for only Category Vi slreets. Consider superelevation rale of 2.U8%.

10) Channelized intersectians will be required ot oll irlersections of existing ond future Cotegory Vi sfreets.

11) Off straet parking shall be required In accordonce wilh Saction 712.02

12) it oplionol slreet tree plontings are nol provided per Seclion H02.46. the Aghl—nf=woy may be reduced by 6 leet.

Dotail No. COUNTY OF STANDARD TYPICAL SECTION T OR Rov. No.
RM-2 PRINGE WILLIAM HESIDENTIAL MINOR COLUECTOR STREETS e
650.05 (MODIFIED) - VIRGINIA WiTH GURB AMD GUTTER il

HOIES.

(1) ROW. YARES WTHN PROPOSED LMTS OF WORK, FRONTAGE (MPROYEMENTS WLL OCCUR OH THE EAST (LEFT) SOE OF BETHLEREM ROAD OKLY, THEREFORE R.OM. WAL BE DEDICATED
ONLY OH THE EAST SOE OF THE ROAD WITHIN THE UMITS OF WORK, R.O.W. WOTH WILL YARY DUE 10 TURN LANE TAPIRS AND ENISTING VARIABLE WOTH ROM.

(2) SCE CURB & GUTTER IS OHLY PROPOSED ON EAST (LEFT) SIDE OF THE ROAD, THE P MEASURTMENT 1S TAKEN FROW EDGE OF PAVEMENT TO FACE OF CURE. ‘P’ w 35' TRON EDGE
OF PAVEMENT 10 FACE OF CURB AT FULL TURH LANE WOTH. ‘P' VARES DUE 10 TURN LANC TAPERS. TYRCAL ' = 22' QUTSDE LMITS OF WORK (Z-11° LANES, EOP, T0 EOR)

(3) THE EAST (LEFT) SOE OF BETHLEREW ROAD WLL HAVE CURB & GUTTER, THE WEST (RGHT) SEE WLL TE IO EXNSTING EDGE OF PAVEMENT SINCE IUPROVEMENTS WEL HOT BE MADE
ON THAT SOE OF THE ROAD.

REZ #PLN2014-00040, Blackburn
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Attachment K — Waivers

PRINCE WILLIAM COUNTY
DEPARTMENT OF TRANSPORTATION
DCSM WAIVER

5 County Complex Court, Ste, 290, Woodbridge, Virginia 22192-5308
(703) 792-6825 Metro G31-1703, Ext, 6825 Fax (703) 792-7159

SECTION [ - GENERAL INFORMATION

Arericaxr:  RCKE Bull Run 1.1.C Darr: 087292014

Anpress: _clo Ketder, Ine. WAvER NUMBER:? WAL2015-00014
1751 Pinnacle Drive, Suite 700
McLean, VA 22102

Stre/Suspniston PLax Nesmser: _PLNT4-00040

Prosecr Nayie:_Blackburn

SECTION 11 - SPECIFICS OF WAIVER REQUEST

SECTION 0F DESIGN AND CONSTRUCTION STANDARDS Mayvar: 602.07K
REQUESTED TO BE WAIVED:

Reptreneni(s): Forall roadways classified as category VI and above, a distance of at least 280 [eet shall be
maintined between curb return of commercial entrance und intersection,

APPLICANT'S JUSTIFICATION FOR FVuvER: This site proposes a commercial entrance to be built 255 feet away
from southeast curb return at the intersection of Balls Ford Road and Ashton Avenue, The commercial landbay
for southeast of the intersection must have two entrances, both of which are proposed on Ashion Avenue,
frontage. one of the entrances is right in and right out only. The entrances cannot shill south because it will
conflict with the RPA boundary.  The applicant prefers 1o have both entrances on Ashlon Avenue so that an
entrance won't have to be placed on Balls Ford Road.

REZ #PLN2014-00040, Blackburn
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Attachment K — Waivers

SECTION 1T - RECOMMENDATION OF TRANSPORTATION

RECONMENDATION! CdApprovAL [Mpexian i
7

}//j;"’r:'/
(5‘3' 7
Prax Reviewer: Sarbjit Sidhu TRANSPORTATION PranNyive Manager: Ricardo Canizales

REASON(S) FOR ArPROVAL/DENIAL: Because of environmental constraints the site entrance spacing of 255 fee

from Balls Ford Road intersection will be aceeptuble,

SECTION IV - ADDITIONAL COMMENTS

e oy S
. X P, .
SIGNATURE TR
Thomas Bluser, Director of Transportation

e Development Services

REZ #PLN2014-00040, Blackburn
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Attachment K — Waivers

PRINCE WILLIAM COUNTY
DEPARTMENT OF TRANSPORTATION
DCSM WAIVER

5 County Complex Court, Ste. 290, Woodbridge, Virginia 22192-5308
(703) 792-6825 Metro 631-1703, Ext, 6825 Fax (703) 792-715Y9

SECTION [ - GENERAL INFORMATION

Arvprrcanr: . RCKE Bull Run LLC Dare: September §, 2014

Avpress:  c/o lettler Ing. WaaveEr NUMBER: WAL2015-00015

1751 Pinnaele Drive, Suite 700
_MeLean, VA 22102

Stre/Sesnivision Pray Nuaiser:  PLN2014-00040

Prosecr XNave: Blackbum

SECTION I - SPECIFICS OF WAIVER REQUEST

Secrion oF DESIGN AND CONSTRUCTION STANDARDS MaxtaL: 601,04 C
REQUESTED TO BE Walvep:

ReQuireneENT(S): All single-family detached dwelling lots, unless otherwise specified in the zoning ordinance,
shall have [rontage on and uceess to existing stale-maintained public streets or streels approved and bonded 1o
be constructed to a standard acceptable Tor addition 1o the state street system,

APPLICANT'S JUSTHEICATION FOR WotrER: The applicant requests that single-lfamily detached lots have
frontage on private streets that will be owned and maintained by the homeowners association (HHOA)Y. The
private streets will be covered by an access easement that will conneet to existing public right-of-way, All lots
will have frontage on the private streets or pipe stem aceess to the private streets. The private streets will he
designed and constructed to the RL-2 standard as modified under separate waiver application. The private streel
concept will allow for flexibility in the typical sections (through modification with County anly) that will create
a more envivenmentally sensitive projeet,

REZ #PLN2014-00040, Blackburn
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Attachment K — Waivers

SECTION I - RECOMMENDATION OF TRANSPORTATION

RuECONMENDATION: ,f! PPROVAL [:] DENLAL A
w2
i

Su
Prav Reviswer: Sarbjit Sidhu TRANSPORTATION PLANNING MANAGER: Ricardo Canizales

REASON(S) FOR APPROVAL/DENLAL: The justilication provided is aceeptable, The private streets will be atlowed
tor propesed single-tamily detached lots in this development.

SECTION 1V - ADDITIONAL COMMENTS

SIGNATURE

ce: Development Services

REZ #PLN2014-00040, Blackburn
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Attachment K — Waivers

PRINCE WILLIAM COUNTY
DEPARTMENT OF TRANSPORTATION
DCSM WAIVER

5 County Complex Court, Ste. 290, Woodbridge, Virginia 22192-5308
(703) 792-6825 Metro 631-1703, Fxt. 6825 Fax (703) 792-7159

SECTION I - GENERAL INFORMATION

Arericaye:  RCEE Bull Run LLC Dore: Seplember 8. 2014

ApbrEss:  ¢fo Kettler Ine, B Woanver Neasgrr:  _ WAL2015-00016

1751 Pinnacle Drive, Suite 700
MclLean. VA 22102

SITEASUBDIVISION PLAN NUsMBERr: PLN2014-00040

Prosecr Nasie: Blackburn

SECTION I - SPECIFICS OF WAIVER REQUEST

SECTION OF DESIGN AND CONSTRUCTION STANDARDS MANGAL 650.11
REQUESTED 10 BE WarveED:

REQUIREMENT(S): MA-T slandard typical section for urban minor arterial (six lane divided with curb and

gutter) street,

APPLICANT' S JUSTIFICATION #OR WorvER: To avoid canflicts with existing large power transmission poles
along Balls Ford Road, the applicant proposes modifying the typical scetion to remove future 12-foot lanes,

making the section a four-lane divided roud, These changes resull in an overall decrease in the right of way from

128 feet to 103.5 feet (nonsymmetrical due to trail). See the attached moditied MA-1 typical seetion.

REZ #PLN2014-00040, Blackburn
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Attachment K — Waivers

SECTION I1I - RECOMMENDATION OF TRANSPORTATION

RECOMMENDATION: EAArerovar, [TpeNia

;
("
“‘3‘ -

Prax Revicwrg: Sarbjit Sidhu TRANSPORTATION PLANNING MANAGER: Ricardo Canizales

>

REASON(S) £OR APPROVAL/DENIAL: Because ol the location of existing large power transmission line poles
along site lrontage, the modified MA-1 typical scetion for Balls Ford Road will be acceptable as shown on the

attached exhibit,

SECTION IV —~ ADDITIONAL COMMENTS

\=2f / i
SIGNATURE | Voo | el rtmee Dare 2 i {7
Thomas Bluser, Director of Transportation :

g Development Services

REZ #PLN2014-00040, Blackburn
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Attachment K —

Waivers

BALLS FORD ROAD

415
5 S/W
RAW—T $ "
Sea Hote 18 |® By 250"
i (1o} x10) &F,HMHQUS.
‘: . £ MHT_OF MHGHED
—l} - -STRIURD C5-T
ol 12t s
n o 2

! DESIGH] - NIH._ SIGHT
|u|‘:1:0m'$ %"?‘“"&\Eﬂw ey ol N s?mx’ﬁf—l ple | w
[ o | i, o] so | sx |oss alisnlessnfrrlracse wleetal
GENERAL NOTES: 103.5', VARIES W/RT TURK LANES. 25 F1, \4 ON 5/W SIDE, 7.5 CN TRAL SOE

1) Thiz sirect section shall be imad when the luffie voline excemds 15,000 VN oc whan ihe mods are designated minor orterdch by the comprahansive plon,

2} Slope egsuments not inckuded in right—of—wuy,

3} 23 sdopes will bn aflowed when 501l type suppoiled by wwil mport & occeploble and when special stabilizollon is provided In gccordunce with the
Erasion Conlnd onfinonce.

4} Slone molerkal sholl extend wnder the curh end gutter 0 minimum of iz (6) Inches bayond Ve back of curb, The uqum..-ut- U’:lc‘q\rn under the
axb ond guiter shall ba lhol in wxcess of the deplh of Iha quitar foce or o minimum of foue (4) Inches, whichever is graoter.

5) Indvidudd parcelsfiots sholl ot hove direct access on lhis sueel

G) AdEtonal right—al~way may be required W cotommeodule clanekzation (AghtAen tur lones) ol mojor intarssclons.

7“ Ho parking perinitied,

B) Stondard landfings requined ot intsrsections.

9} Sidewols/Traile sholl bu provided in accordance with Seclion GOZ17.

10) The midth of G and W aha'l vary deparding upan the sidewolk/Uall requirements,

11) Superelevation shall be providad in accordanca with TC-5.01U of VDOT Ruod und Biddge Stendords.

52) Dusign speed sholl be 30 WPt or In accordance with YOOT durclords, whichewsr i1 grooler,

13) Favement zeclom slwwn b slundord regemsal Mefer o Seclipn 65001 for attemotive povement saclons.

14) Over 25,000 VPO wil require Wy conviruclen of the & Lone Seation.

15) Troilx sholl he piwvided I corordance wilh the Gomprdiensive Pion.

16) Median gholl conform to VDOT stendards US—1, MS—I1A ar WS-2Z o5 appropridte,

17) Undercrolns sholl ba provided.

18) Whers street plontings are provided In Tecordance with Section BUL4D of this monucl, adiftional right-ol-=<y maybe requiced

Delzit No. . COUNTY OF STANDARD TYPICAL SECTION poa;ugg—n;e ‘ Rev. No,
MA-1 PRINCE WILLIAM Y ME oIV P e
650.11 (MODIFIED) VIRGINIA {6 LANE DIVIOED W13H CURB AND GUTTER) oo

REZ #PLIN2014-00040,

Blackburn
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Attachment K — Waivers

PRINCE WILLIAM COUNTY
DEPARTMENT OF TRANSPORTATION
DCSM WAIVER

5 County Complex Court, Ste. 290, Woodbridge, Virginia 22192-5308
(703) 792-6825 Metro 631-1703, Ext. 6825 Fax (703) 792-7159

SECTION I - GENERAL INFORMATION

Avpricant:__RCKE Bull Run LLC DATE: September 8, 2014

Appriess:  ¢/o Rettler Ine, WArveEr NUMBER: WAIL2013-00017
1751 Pinnacle Drive. Suite 700
Mel.ean. VA 22102

SITE/SUBDIISION PLAN NUMBER:  PLN2014-00140

Prosecr Naavk: Blackburn .

SECTION I - SPECIFICS OF WAIVER REQUEST

SECTION OF DESIGN AND CONSTRUCTION STANDARDS MANUAL: 650.06
REQUESTED 7O BE WAl ED:

Reouiresest(s): Standard TS-1 Category [ typical seetion requires pavement widih of 24 feet from EP 1o
EP:

APPLICANT'S JUSTIFICATION FOR WatvER: The applicant would like to allow or deviations rem TS-1 road-
width requirements in landbays containing wwnhomes from 24 feet 1o 22 feet measured EP 1o B, A reduction
ol T5-1 stundard road width is necessary in order to avoid impacting adjacent RPA boundaries, to allow for
adequate stormwater management fucilities, to keep proposed roadway from encroaching on existing Bethlchem
Road right of way. and to allow lor grading to remain on site. Additionally, this waiver will allow lor greater
open space and additional wetlands preservation,

See madified road section on Sheet 7 of 15 REZ PLN# 2014-00040.

REZ #PLN2014-00040, Blackburn
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Attachment K — Waivers

SECTION Il — RECOMMENDATION OF TRANSPORTATION

RECOMMENDATION: Edarerovar Cpexia
83 i
Prax Reviewer: Sarbjit Sidhu TRANSPORTATION PLANNING ManacER: Ricardo Canizales

REASON(S) FOR APProVAL/DENTAL: Because of site constraints, 22 feel in pavement width will be acceptable
lor TS-1 Category T typical section for the proposed streets in landbay 2 containing the townhouse units.

SECTION IV ~ ADDITIONAL COMMENTS

T T ,}

SIGNATURE L e e S
Thomas Bluser, Director of Transportation

e
Dare_ 3/ {4
‘ xf {{; 7

ce: Development Services

REZ #PLN2014-00040, Blackburn
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Attachment K — Waivers

NOTES:
(8) SDEWALK IS EITHER FLUSH WTH CURB OR 2.5' FROM FACE OF CURB (1.5' GRASS STRP).

€ VARES (8)
=~ SYMMETRICAL ¢ -‘E\-
LIMITS OF BITUMINOUS SURFACE (L) 200 | so_| SDEWALK ESU'T
|
|

SDEWALX ESH'T

(2)
TOP COURSE BITUMINQUS
= thc%r T CONCRETE SURFACE

F
I
}‘__ | GRADE 1 STANDARD €G=6--
‘_/"

,J\ etk g
snuu:no & s i
6"t b pase [~ CENTERLINE

(SIDEWALK TO BE SUBRASE
PROVIDED ON ONE SIDE) ! LIMITS: OF SUBBASE

SIDEWALK

SECTION

ATECORY
CATEGURY
ATECORY
CATELORY
FCATECORY ([ fett—
CATEGORT 11

TRAFFIC VOLUME PARKING L PAVEMENT
(vPD)

Q7250 No Parting Allowed
] o Q 250 | . Poraliel {one B
§ 250 ifnr%ﬂgi_[b_nth_i)
t 250 erpendiculor
Q_400 Perpendicuar (both aides)

0c No Parking Allawed jomic]

0600 0 CATEGORYIN

—_— 0 GO0 di 2" CATECORY [T jeet——
— -y 0 1000 No_Parking A.La-cd o CATESCORY f = —

GENERAL NOTES: 22' - REQUCED WDTH TO AVOID

N . . ADDITIONAL IMPACTS; TO PROVIDE

1) These dimensions ore for travelwoys only, exclusive of parking spaces. GREATER OPEN SPACES WHILE

2) Sidewolk locolion to be delermined during finol site plan review, COMPLYING WITH FIRE LANES.

3) Stone roleriol sholl be exlended undar the curb ond guiter o minimum of six inches (6 in), beyoad the back of curb.
The aggreqgote lhickness under the curb ond guller sholl be in oxcess of the depth of tha guiter foce or o minimum of
four inches (4 in.), whichever is greater.

4) Refer lo Section 650.01 for allernalive povement sections.

5) Moxirmurn grode eight percent (8%),

6) Design of this type of roodwoy sholl cenform to current VDOT requirement.

7) Il optional street tres plontings ore nol provided per Section B02.46, the right—ol—way may be reduced by 6 feal.

.
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AND MULTI-FAMILY DEVELOPMENTS

COUNTY OF
PRINCE WILLIAM
VIRGINIA
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Attachment K — Waivers

PRINCE WILLIAM COUNTY
DEPARTMENT OF TRANSPORTATION
DCSM WAIVER

5 County Complex Court, Ste, 290, Woodbridge, Virginia 22192-5308
(703) 792-6825 Metro 631-1703, Ext, 6825 Fax (703) 792-7159

SECTION I - GENERAL INFORMATION

Aeericavr:  RCKE Bull Run LLC Dore: 08/29/2014

Annress: _clo Kettler, Inc, Wanver Nuamser: __ WATL2013-00018
1751 Pinnacle Drive. Suite 700
MecLean, VA 22102

S1ri/SeBpniasioN Pray Nusser:  PLN2014-00040

ProJecr Namve:_Blackburn

SECTION II - SPECIFICS OF WAIVER REQUEST

SECTION OF DESIGN AND CONSTRUCTION STANDARDS MANUAL: 650.08
REQUESTED 1O BE Walven:

ReptirrEneENT(s): Cl-1 standard typical section in commercial developments requires a 74 fect right-ol=way
accounting for 5 feet sidewalks on cach side of the road and 7 fect butfer between face of curb and sidewalk.

APPLICANT'S JUSTIFICATION FoR WrvER: The applicant would like to allow that the portion of Hallis Drive
ending at the property barder shortly after the entrance for the Salvation Army 10 be extended into the single
family residential development as the same modilied CI-1 road section that was approved For the Salvation
Army plan. This will provide a better streetscape for the community and will allow the existing Hollis Drive to
be constructed completely in unitormity. This portion of Hollis Drive o be constructed into the community
would be a madest 200 feet of roadway. We believe that this is the best way Lo provide an extension to Hollis
Drive without having to provide a roadway extension that wouldn™t match what is exiting or leaves the sidewalk
south ol Hollis Drive unconstructed,

REZ #PLN2014-00040, Blackburn
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Attachment K — Waivers

SECTION T - RECOMMENDATION OF TRANSPORTATION

RECOMMENDATION! B prrovas, [TpeNta 3

2
Pray Reveewer: Sarbjit Sidhu TRANSPORTATION PLANNING MANAGER: Ricardo Canizales

REASON(S) FOR APPROVAL/DENIAL: Since this is an extension of the existing Hollis Drive, the modified CI-1
typical section for the proposed Hollis Drive to mateh the existing section to the cast will be aceeptable,

SECTION 1V — ADDITIONAL COMMENTS

= :
— ey /- ; Py | i
SIGNATURE gt o J S Date__ &3 |2 |14
Thomas Blaser, Director of Transportation ! :
cer Development Services

REZ #PLN2014-00040, Blackburn
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Attachment K — Waivers

HOLLIS DRIVE (EXTENDED)
P (TO MATCH EXISTING SECTION T0 EAST)

U

LT 0 Ty o
2 ' :‘i_."_” JW"{I}“—J*[ (o flmﬂ%&ﬂ‘%';”ﬁfﬁ T

5__[ Subbase dase Coursa [™—Centeriing of right of way

R/ —R/¥i
N QL ! 57° SR |’
L'_ — Urnits of Biturminguy Surfoce ~ 48 | o8 5 o5 k"\o\}“
[ o f hmshed Groda C/L Biluminous Concrete -y 0.3 5///
! Iig ke ‘i“i A r}
o — .
—

ond construction
Umits_of Subbose

MODIFIED CI-1 TYPICAL SECTION
WITH CURB & GUTTER IN COMMERCIAL AND INDUSTRIAL DEVELOPMENTS

sl wn | SRR g REE ) RO || e | e |oTRGIN. | BREP | B
W |0 T 1500 W i@ 54 BY% 75 235" ¥ | w|e 3 8" 112"
v [1301 Y@ 3000 WO | 4c 30 L3 L 225 L ELE RS 1 a" z*
——pemt V[ 1001 TO S50 VPG | 40 &8 % ,.2_’24',51 275" o |5l 8" 8" 7 e

GENERAL_NOTES:
1) This Uyploal caclion shelf be used for of sirecls withls commerck! ond industrid oreos.
%) o parking clizeed clong cumn.

Stane moleral sholl extend under Vi curk and gutlen a rinimum of 6° bagend the back of the curb. The agqresatn 11icknoss under Ty cut ong quites
shdll be lhat in saccas of the depin of the gutis foze o o mnlowm of 4,

whithever 31 gracter,

(4) 21 siopss wil ba allowsd wheri 6! tipo fupprtsd by 1l repet B accopledle ond whero cpscnl iobdiration fe Arevided

in occardeace with th Erowion Contrdd Ordlnarce.
(5) Stonderd Landing required ol Intersections,
) unn un wl—d--ue musu. B 507 to face of curb
71 Mojr sith ¥DOT o5, Tols wil be cetermired doring olens rivdew,
AY  Manirum rods for lndu:hld seveceg enly.
9) Sigewa'ky ore nol requited 1 inductidl ﬁnmoymmh bul ure reqind oa both suey for caImmencisl developments,

Refer tc Sectisn 650.01 far diemelive pavement secifons,

1] Supsrefovatlar shail ba provided in occ

cordoncs with stendard TO~5 of VOOT Sood ond Bridye Slendorde. »
12) MUI-3 <holl b usad oaly wén an atormsdeto cosrss (M) it opplied

10) Povymwnt soction shown is stendard requicement.
13) Cotegory IV ond ¥ sbrsals with poamanent cui-de—sac shofl be il s by ccre basis for gupervetion requirements,

REZ #PLIN2014-00040, Blackburn
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Attachment K — Waivers

PRINCE WILLIAM COUNTY
DEPARTMENT OF TRANSPORTATION
DCSM WAIVER

5 County Complex Court, Ste, 290, Woodbridge, Virginia 22192-3308
(703) 792-6825 Metro 631-1703, Ext, 6825 Fax (703) 792-7159

SECTION I - GENERAL INFORMATION

Apprrcane: __ RCKEY Bull Run LL.C DATE: Seprember 8, 2014

AbbrEss: _c/o Kettler Inc, Woaver Nevser:  WAL2013-00019

_1751 Pinnacle Drive, Suite 700
NMcLean, VA 22102

S1rE/SusnIsioN PLan Nuastr: PLN2014-00040

Proseer Nave: Blackbum

SECTION I - SPECIFICS OF WAIVER REQUEST

SECTION OF DESIGN AND CONSTRUCTION STANDARDS MANUAL: 650.08
REQUESTED TO BE WAIvED:

Reguirevient(s): The Cl-1 sundard typical section for commercial arcas with curb and gutter requires a
landscape buffer of 7 feet between luce ol curb and sidewalk.

APPLICANT'S JUestiricarioN For Wansere: The applicant would like o allow the landscape butfer on
i P

Coverstone Drive to be reduced from 7 teet to 4.5 feet measured from the face of curb to sidewulk to conlorm
with the VDOT buffer surip requirements (VDOT Road Design Manual pg. A-118). It should also be noted that
the existing portion of Coverstone (o the east does not have the 7-foot buffer strip. See modified road section on

Sheet 70015 REZ PLN# 2014-00040.

REZ #PLN2014-00040, Blackburn
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SECTION I - RECOMMENDATION OF TRANSPORTATION

Attachment K — Waivers

RECOMMENDATION: Karrrovas (et

Prax REriEwER: Sarbjit Sidhgf‘ N

REASON(S) FOR APPROVAL/DENIAL: The justification provided is acceptable. The modified Cl-1 typical section
will be aceeptable for Coverstone Drive as shown on the attached exhibit,

TRANSPORTATION PLANNING ManAGER: Ricardo Canizales

A

iy S
(o

SECTION IV - ADDITIONAL COMMENTS

[ o 7
SIGNATURE LA A Sl Dare

Thowas Bluser, Director of Transportation

Ce Development Services

REZ #PLN2014-00040, Blackburn
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Attachment K — Waivers

COVERSTONE DRIVE

4
LAY P AT ;_/-R/w
5.():' F7e | LIMITS_OF BITUMINOUS SURFACE et sw
8) | ay [ sittiliikigiig (ms' B~ |=—1.0'
{ ; ,—:‘u:m - swumml.—‘ CONCRETE ] 6"
i Lyl STAHDARD €6-8 : ] )
[y ""u./ / GRADE ! 'i\r(- s W
TAHDARD e ; gwuun
SIDEWALK = e =R SIDEWALK,
se-] E / [™-CENTERUNE OF RIGHT OF WAY - [=-6
SUBBASE: AND CONSTRUCTION
I LIMITS OF SUBBASE
)
CATEGORY|TRAFFIC VOLUME | R.O.W. | DESIGN | pax [in L] MIN. SIGHT TYPE | BASE SURFAGE
i) WIDTH | SPEED DISTANGE £ P Sk | supaase e Mt
o (r0) W‘ iy | A0F R"'Iflt Ho Stoo Inbx i 1) {1 |AGC. BASE 250 | (M-8.54)
4 101500 a2 S0 8% 1535 1500 T3 %g 7 B n 1771
LV __ 11501 T D | 66 30 9% 1200 {11335 1t 3 £1e] [T 6_int 2 in
—== V(7] [40017TO 7000 |[FErD)| 407 | 8% | 752|305 (t]479 ft ZB(11) 8 in 8 in 2 in Je——
. 8 in
p—r 0.5

GENECRAL NOTES:

1) This typicel cress section shall be used only for ol sirests within commerelal and industrial areas.

2) No parking aliowed clong curb,

3) Stene matericl shall extand under the curb and gutler o minimun of xix inches (6 In.) beyond tho back of curb. The stane thickness undar
the curh ané gubier shoil ba that in excess of the depth of the gulter face or ¢ minlmum of jour inches (4 in.}) whichever is greater,

4) 2:1 slopes will be allowsd when soil type supported by soil report is cccaptoble und whero stobllizelion e provided In occerdence whh the
Eroslon Gantrol ordinance.

8} Standord lendings required at intersections.

8) Minimum cul—de-sac redlus !s 50 ft. to face of curb,

7) Major iniersoctions mcy require chanrelizetion on Category W1 stroets.

8) Sidawulks are not raquirad in industrial develspments bul are required on bolh sides for commarcial devalopmants.

9) Pavement section iy stenderd requiremnent. Refer fo Section 650.01 for alternotive pavement sections,

10) Superelsvotion ghall be provided for Cotegory Wi stroet in accordence with atandord TC--5.04ULS of VXOT Road and Oridge Standards.

11) ROW ond P values may be reduced to sixty four feet (64 f) and forty four fasl (44 it.), respactively, if the proposed street is a

permonart cul--de—sac or loop.
12) If eptional sireet tree plantings ore nol provided par Section BOZ.48, tho right—of ~xay may be reducsd by & fest,

Detall Mo COUNTY OF STANDARD TYPICAL STREET SECTION Rew: 1.
C |- 1 PRINCE WILLIAM WITH GURB AND GUTTER IN COMMERCIAL B
650.08 (MOD!F'ED) VIRGINIA AND INDUSTRIAL DEVELOPMENTS G506

REZ #PLN2014-00040, Blackburn
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Attachment K — Waivers

PRINCE WILLIAM COUNTY
DEPARTMENT OF TRANSPORTATION
DCSM WAIVER

5 County Complex Court, Ste. 290, Woodbridge, Virginia 22192-5308
(703) 792-6825 Metre 631-1703, Ext. 6825 Fax (703) 792-7159

SECTION I - GENERAL INFORMATION

Arevrcavt: RCKE Bull Run LLC Dare: September 8. 2014

Abpress: /o Ketller Inc., A er NUMBER: WAIL2015-00020
1751 Pinnacle Drive, Suite 700
Mel.ean, VA 22102

Stre/Svsnrvision PLay Nuvser:  PLN2014-00040

Prosrcr Nave: _Blackburn

SECTION IT - SPECIFICS OF WAIVER REQUEST

SECTION OF DESIGN AND CONSTRUCTION STANDARDS MANUAL: 650.09
REQUESTED 10 Bz Warnen:

ReguirEsEnt(s): The MC-1 typical section for major collector roads requires a symmetrical layout and 19 feet
between the edge of the pavement and right of way.

APPLICANT'S JUSTIFICATION FOR WAIVER: The applicant weuld like to add a 12-foot lane for vight s and
also decrease the 19-foot requirement between the edge of pavement and the right of way to 12.3 leet on the
proposed cast side of Ashton Avenue as shown in the detail. “This will allow for a 4.0-foot bulTer strip
{measured from back of curb to sidewalk) and a 1-foot strip between the right of way and sidewalk to mateh the
existing hall’ section to comply with VDOT. Sce modified road section on Sheet 7 o013 RISZ

PLN# 2014-00040.

RIEZ #PLN2014-00040, Blackburn
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Attachment K — Waivers

SECTION HI — RECOMMENDATION OF TRANSPORTATION

RECOMMENDATION: LJdrpromar, L IDeniaL
A
7
) ) . ‘.‘,':,'S '] /
Prax Reviewer: Sarbjit Sidhu TRANSPORTATION PLANNING MANAGER: Ricardo Canizales

REASON(S) FOR Arerovar/DENIAL: The justification provided is acceptable. The modilied MC-1 typical
section will be aceeptable for Ashton Avenue us shown on the altached exhibit.

SECTION IV - ADDITIONAL COMMENTS

) s =T 1.
SieNaTURE N ":i‘v/)-wv . Dare 7 / jfs ;'/‘/
Thomas Bluser, Direcror of Transportation !

ce: Development Services

REZ #PLN2014-00040, Blackburn
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Attachment K — Waivers

ASHTON_AVENUE(T/7 SECTION]
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| 35 | 7= tfl.‘-‘x it 350 nlsto i n|zs ¢ h CEBm [ s |2 j
GEMERAL NOTES: VARIES W/ TURN LANFS. Nzsr e

1) This typical oction shofl be used whon the troffic volume sxceed 7.000 VPO, bul not grealer than (5,000 VPD. of when iuads cre
cesignated ax mojor coflsctors in the Comprehensive Plan,
2) ‘ndividual rusidential Jots sholl not front on thia Strocl.
3) Ma poming parmiltted.
4) Stone mawrid shell axtend undur the curb ond gulter o mintowm of six inches (B n.) beyond the hack of curh. The cojreqote thickanss
urder the curb and gutter shall be that in excesa of the daplh of the gobter focn or o minimum of foyr inches (4 in.), ywhichaver is gregler,
5} 21 slopes wil be alowed when zofl bype supporled by soll teport fs cecupladls oad where apecial wtobifation fo provided! Tn accordance
with the Eroston Gonbrol ordinance. - E
6} Aditional right—of —way may ba required to occommodate chanaefirstion (dght/left fum lanes} ol major Inters=cbions,
7) Sldswosa ond/or toRia shall by proviged W cccordence with Section B02.17 end with County's Comprehensive Plac.
8) Standard landings 1eavired ol Intersections.
8) Povemenl section shawn 1s stundard requirement. Refer 1o Seclion B02.17 far nilénmtisa puvatsnt sschions,
10} Supurclevelien sholl be providad in accordance with steadond TC~5.04 of VDOT Rood and 8ridge Standurés. " i
1) The widih of G and W shall vary dopending upon tho sidewclk/iral and planting requiremants. This moy require oddifonial rright—of-way of scsemant,
12) Medions shel be designeted in occordence with VOOT stondards US—1, US—14 or MS—2 o appropricle,
13) Undesdrmlos shall ba recuicsd.
14) Wheru sueat plantings are provided in cccordance with Section 80248 of lhis monual, odditlonal right—cf—woy may be refuired *

oy oy
{ wloel s | %S (BM—-25.00)] (SN-9.5)

Detait Nn;-_ COUNTY OF STANDARD W%E%%%Fm#éunﬁ Rev. No.
s50.09 | MC-1 PRINGE WiLLIAM i oM REE B PLAM 14 LANE Tow
. (MO@iFlED) VIRGINIA NIVIDED WITH CURE AND GUTTER wag

REZ #PLN2014-00040,

Blackburn
Page K-22



Attachment K — Waivers

PRINCE WILLIAM COUNTY
DEPARTMENT OF TRANSPORTATION
DCSM WAIVER

5 County Complex Court, Ste. 290, Woodbridge, Virginia 22192-5308
(703) 792-6825 Metro 631-1703, Fxt. 6825 Fax (703) 792-7159

SECTION I - GENERAL INFORMATION

AepLicant: _ RCKE Bull Run LLC Dare: 08292014

AppreEss: _c/o Ketter, Inc, Wanver NUMBER: WAT2015-00021
1751 Pinnacle Drive, Suitc 700
Melean, VA 22102

SUTEASUBDIVISION PLAN NUaIBER:  PLN2014-00040

Prosecr Nasr: Blackburn

SECTION I - SPECIFICS OF WAIVER REQUEST

SECTION OF DESIGN AND CONSTRUCTION STANDARDS MANUAL! 650.04
REQUESTED TO BE Wanen:

REQuirestENT(s): The RL-2 standard typical section for residentiol streets with curb and gutter require a 5 foot
sidewalk within the dedicated right-of-way.

APPLICANT'S JUSTIFICATION FOR WArvER: The applicant would like to allow that the sidewalk in the single
family detached restdential section be constructed outside the street right-of~way. In addition a request is made
to reduce the street right-of-way per attached exhibit. This will provide a better street scape for the community.
The Homeowner's Assoctation will maintain the private residential streets as well as the sidewalks.

REZ #PLIN2014-00040, Blackburn
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Attachment K — Waivers

SECTION IHI — RECOMMENDATION OF TRANSPORTATION

RECOMMENDATION: BArerovae (Ipexia '
s {h/

PraN Revier: Sarbjit Sidhu TRANSPORTATION PranyING Maxacer: Ricardo Canizales
REASON(S) FOR APPROVAL/DENTAL: The justification provided is acceprable. The moditied RL-2 typical
section and location of sidewalk outside the street right-of-way as shown on the attached exhibit will be
aceeptable with the following condition: The proposed streets will not be maintained by VDOT.

SECTION 1V - ADDITIONAL COMMENTS

— L 7 = e
SIGNATURE [ Dare_ 5 f ZAa d _
Thomas Blaser, Dirvector of Transporiation

o Development Services

REZ #PLN2014-00040, Blackburn
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Attachment K — Waivers

)i
(12) FOR PRIVATE STREETS, THE RIGHT-OF -WAY[RO.N.) AS IDENTIFED HEREON WLL BE A PRIVATE RCADWAY EASEMENT

is less than

- holf (0.5)

GENERAL NOTES:
1} This typicol cross section sholl be used in oll subdivisions considored os urban/suburbon, (subdivisions where average lot size

one (1) acre).

Eresion Contrel ordinonce.
7) Sidewclks sholl be provided in accordance with Section 602.9.
8) Povement section is stondord requiremsnl. Refer lo Section 650.01 for
9) No superelevalion is required.
10) Cotegory | and il streets sholl require on odditional two feet (2 ft.) of povernent and right—of—wcy when totot roodway length is onc

miles or more.

?) Standord iondings required ol intersections.
3) Stone moteriol shall extend undar the curb ond gutler a minimum of six inthes (6 in.) beyond the bock of curb. The stone thickens under

the curb ond gutter sholl ba Lhal in excess of the depth of the guller face or a minimurn of faur inches (4 in.) whichever is greater,
4) Categery | opplias to permanenal cul-de—sacs only.
5) Chonges in categories, whore permitted, shall occur ot intersections only ond to the nexl lower or higher cotegory only.
6) 2:1 slopes will be ollowed when soil lype supported by soil report is ccceptable ond where slobilizotion is provided in cccordonce with the

Ue(dli No.

650.04

RL-2

(MODIFIED)

L ~-SDEWALK
i UMITS OF BITUMINOUS SURFACE : EASEMENT
SYMMIETRICAL ] BTUMINOUS oy
POINT OF SONORETE r.j:
gg‘;f,‘éw | STANDARD €G-6 i
" s\_Dpf._k,/
1741
{-- / f\uccmmuuz OF RIGHT OF WAY —=i |n-8" |
SUBBASE- ND CONSTRUCTION ?_
[ LIMITS OF SUBBASE |
PRIVATER.C.W. J
CATEGORY [ TRAFFIC VOLUME |R.0.W. PESIGN| MAX baN c.L! MiN. SIGHT [ A BASE SURFACE
VRD) WIDTH [SPEED GRADE| RADIUS | DISTANG LV L T S B
(vpD) A lg; cE | WA /A | acg S | (au-25.0) | (5M-9.59)
T 0P T0 750 5% 20 [ 10% | 170 fiiigs | A= Tn 7
i P DT i 2 = WL WAV A L R PP 8 in 5
T %01 70 10001 jﬁeﬂi 55 107 1200 {1153 L T280 1 & n i % in
39" Lzu'

povement

11} Ef untmnui street lree plontings are not pruwded pe{ Section 802.46, the right—ol—-way may be reduced by 6 feet.

COUNTY OF
PRINCE WILLIAM
VIRGINIA

STANDARD TYPICAL SECTION FOR
RESIDENTIAL LOCAL STREETS
WITH CURB AND GUTTER
(FIXED TRAFFIC)

Rev. No.

Date
BiB/06

REZ #PLN2014

-00040, Blackburn
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Attachment L — Off-site Field Exhibit
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Attachment M
Historical Commission Resolution

HISTORICAL COMMISSION RESOLUTION

MOTION: YANKEY August 13, 2013

Regular Meeting
SECOND: SMITH Res, No. 13-027
RE: LAND DEVELOPMENT RECOMMENDATIONS

ACTION: APPROVED

WHEREAS, the Prince William County Historical Commission seeks to
identify, preserve and protect historic sites and structures in Prince William County; and

WHEREAS, the Prince William County Historical Commission’s review
of pending land development applications assists in determining the necessity for
cultural resource surveys and other research and evaluations; and

WHEREAS, the Prince William County Historical Commission believes
that the identification, preservation and protection of historic sites and structures
throughout Prince William County is well served by this action;

NOW, THEREFORE, BE IT RESOLVED, that the Prince William
County Historical Commission does hereby recommend to the Prince William County
Planning Commission the action(s) noted for the following properties:

Case Number Name Recommendation
REZ PLN2013-00372  Reserve at Cannon Branch No Further Work
REZ PLN2013-00373  First Mount Zion Baptist No Further Work
Church

PFR PLN2013-00342, NOVEC Battletield Monopole No Further Work
Revised

REZ PLN2009-00514 Neabsco Overlook No Further Work

REZ PLN2013-00384  Pioneer Assemblage Table

PRA PLN2014-00013  Tribute at The Glen No Further Work

CPA PLN2013-00064  Heritage Crossing Table

REZ PLN2014-00020 Heritage Crossing Table

REZ PLN2014-00040  Blackburn Request a metal detector

study at the Phase I level
and, if warranted, Phase I1
and Phase T1I Data
Recovery studies. Artifacts
to be donated to and
curated with the County.

REZ #PL.N2014-00040, Blackburn
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Attachment M
Historical Commission Resolution

August 13, 2013
Regular Meeting
Res. No. 13-027

Page 2
Case Number Name Recommendation
REZ PLN2014-00041  The Reserve at Long Forest Request a Phase I study
and, if warranted a Phase
I1 and Phase IT1I study.
Artifacts to be donated to
and curated with the
County.
SUP PLN2014-00044 DMV Auto Sales and Service No Further Work
Yotes:

Ayes: by acclamation

Nays: None

Absent from Vote: None

Absent from Meeting: Duley, MacDonald, Turner, Wright
MOTION CARRIED

7 :/_.A/‘ A
CERTIFIED COPY___ #faitber e 207 Py stCle.
Secretary to the Commission

REZ #PLN2014-00040, Blackburn
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Attachment M
Historical Commission Resolution

HISTORICAL COMMISSION RESOLUTION

MOTION: YANKEY April 8, 2014

Regular Meeling
SECOND: BURGESS Res, No, 14-019
RE: LAND DEVELOPMENT RECOMMENDATIONS

ACTION: APPROVED

WHEREAS, the Prince William County Historical Commission seeks to
identify, preserve and protect historic sites and structures in Prince William County; and

WHEREAS, the Prince William County Historical Commission’s review
of pending land development applications assists in determining the necessity for
cultural resource surveys and other research and evaluations; and

WHEREAS, the Prince William County Historical Commission believes
that the identification, preservation and protection of historic sites and structures
throughout Prince William County is well served by this action;

NOW, THEREFORE, BE IT RESOLVED, that the Prince William
County Historical Commission does hereby recommend to the Prince William County
Planning Commission the action(s) noted for the following properties:

Case Number Name R mendation
REZ PLN2014-00190  Midwood Tabled
REZ PLN2014-00040  Blackburn (second Request a metal detector study
submission) at the Phase I level and, if

warranted, Phase 1T and Phase
III Data Recovery studies.
Artifacts to be donated to and
curated with the County.
Due to viewshed concerns,
request Historical Commission
review of balloon study data.
Request special attention
regarding the likelihood that
there are Civil War era troop
campsite locations on the

property.
SUP PLN2014-00275  Cardinal Montessori No Further Work
School
REZ PLN2014-00276  Apostolic Church No Further Work
International

REZ #PLN2014-00040, Blackburn
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Attachment M
Historical Commission Resolution

April 8, 2014
Regular Meeting
Res. No. 14-019
Page 2

mber Name Recommendation
SUP PLN2014-00288  Auto Trademark — No Further Work
Renewal SUP

Votes:

Ayes: by acclamation

Nays: None

Absent from Vote: None

Absent from Meeting: Cunard, Smith, Van Derlaske, Wright
MOTION CARRIED
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Attachment N
Planning Commission Resolutions

PLANNING COMMISSION RESOLUTION

MOTION: VANEGAS April 1, 2015
Regular Meeting
SECOND: ARNOLD Res. No. 15-028
RE: REZONING #PLN2014-00040, BLACKBURN, GAINESVILLE
MAGISTERIAL DISTRICT

ACTION: CONTINUE TO DATE CERTAIN APRIL 15, 2015

WHEREAS, this is a request to rezone +/- 76.7 acres from A-1, Agricultural
to PMR, Planned Mixed Residential, and +/-51.7 acres from A-1 to PMD, Planned Mixed
Use District, to allow for the development of a maximum of 416 residential units (161 single
family detached units & 255 townhouses), and allow up 1,000,000 square feet of office and a
maximum of 115,000 square feet of retail development; and

WHEREAS, the site is located north and south sides of Balls Ford Rd.
approx. 1/2 mile west of the intersection of Balls Ford Rd. and Sudley Rd and

WHEREAS, the site is identified as GPINs 7597-92-1061, 7597-82-7607 &
7597-82-4068, and consists of +/- 128.4 acres. The property is designated REC, Regional
Employment Center, and SRH, Suburban Residential High in the Comprehensive Plan; and

WHEREAS, the Prince William County Planning Commission duly ordered,
advertised, and held a public hearing on April 1, 2015, at which the public testimony was
received and the merits of the above-referenced request were considered; and

WHEREAS, the Prince William County Planning Commission believes that
public general welfare as well as good planning practices are served by the continuance of this
request;

NOW, THEREFORE, BE IT RESOLVED, that the Prince William County
Planning Commission does hereby continue Rezoning #PLLN2014-00040, Blackburn, to date
certain April 15, 2015 with the public hearing open.

Votes:

Ayes: Amold, Bryant, Fry, Hosen, McKay Vanegas
Nays: Holley

Absent from Meeting: None

Abstained from Vote: Haynes

MOTION CARRIED

|
Attest Wj{’w
1

Antoinette G. Brizyski
Acting Clerk to the Planning Commission

REZ #PLN2014-00040, Blackburn
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Attachment N
Planning Commission Resolutions

PLANNING COMMISSION RESOLUTION

MOTION: BRYANT April 15,2015

Regular Meeting
SECOND: FRY Res. No. 15-034
RE: REZONING #PLN2014-00040, BLACKBURN, GAINESVILLE

MAGISTERIAL DISTRICT
ACTION: LAY ONTHE TABLE

WHEREAS, this is a request to rezone +/- 76.7 acres from A-1, Agricultural
to PMR, Planned Mixed Residential, and +/-51,7 acres from A-1 to PMD, Planned Mixed
Use District, to allow for the development of a maximum of 416 residential units (161 single
family detached units & 255 townhouses), and allow up 1,000,000 square feet of office and a
maximum of 115,000 square feet of retail development; and

WHEREAS, the site is located north and south sides of Balls Ford Rd,
approx. 172 mile west of the intersection of Balls Ford Rd. and Sudley Rd.; and

WHEREAS, the site is identified as GPINs 7597-92-1061, 7597-82-7607 &
7597-82-4068, and consists of +/- 128.4 acres; and

WHEREAS, the site is designated REC, Regional Employment Center, and
SRH, Suburban Residential High in the Comprehensive Plan; and

WHEREAS, upon conclusion of the public hearing, Chairman Vanegas
recommended the Planning Commission table the item until Commissioner Arnold’s arrival;

NOW, THEREFORE, BE IT RESOLVED, the Prince William County
Planning Commission lay Rezoning #PT.N2014-00040, Blackburn, on the table unti] such time
Commissioner Arnold arrives.

Votes:

Ayes: Bryant, Fry, Holley, Hosen, McKay, Vanegas
Nays: None

Abstained from Vote: Haynes

Absent from Vote: None

Absent from Meeting: Arnold

MOTION CARRIED : kh
Attest: W/& L Fol_.

Teresa M., Taylor ~ *
Clerk to the Planning Commission

REZ #PLN2014-00040, Blackburn
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Attachment N
Planning Commission Resolutions

PLANNING COMMISSION RESOLUTION

MOTION: BRYANT April 15, 2015

Regular Meeting
SECOND: FRY Res. No. 15-037
RE: REZONING #PLN2014-00040, BLACKBURN, GAINESVILLE

MAGISTERIAL DISTRICT
ACTION: REMOVE FROM THE TABLE

WHERIEAS, this is a request to rezone +/- 76.7 acres from A-1, Agricultural
to PMR, Planned Mixed Residential, and +/-51.7 acres [rom A-1 to PMD, Planned Mixed
Use District, to allow for the development of @ maximum of 416 residential units (161 single
family detached units & 255 townhouses), and allow up 1,000,000 square leet of office and a
maximum of 115,000 square feet of retail development; and

WHEREAS, the site is located north and south sides of Balls Ford Rd.
approx. 172 mile west of the intersection of Balls Ford Rd. and Sudley Rd.; and

WHEREAS, the site is identified as GPINs 7597-92-1061, 7597-82-7607 &
7597-82-4068, and consists of +/- 128 .4 acres; and

WHEREAS, the site is designated REC, Regional Employment Center, and
SRH, Suburban Residential High in the Comprehensive Plan; and

WHEREAS, upon closure of the public hearing, Chairman Vanegas
recommended the Planning Commission lable the itern until Commissioner Arnold’s arrival,
thus the Prince William County Planning Commission lay Rezoning #PLN2014-00040,
Blackburn, on the table until such time Commissioner Amold arrived and made her motion
(RES 15-034); and

WHEREAS, Commissioner Bryant motioned for the removal of Rezoning
#PLN2014-00040, Blackburn, upon her arrival;

NOW, THEREFORE, BE IT RESOLVED, that the Planning Commission
does hereby remove Rezoning #PL.N2014-00040, Blackburn, from the table,

Votes:

Ayes: DBryant, Fry, Iolley, Flosen, McKay, Vanegas
Nays: None

Abstained from Vote: Haynes

Absent from Vote: None

Absent from Meeting: Arnold

MOTION CARRIED

Altest:

Clerk to the Planning Commission

REZ #PL.N2014-00040, Blackburn
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Attachment N
Planning Commission Resolutions

PLANNING COMMISSION RESOLUTION

MOTION: ARNOLD April 15,2015

Regular Meeting
SECOND: FRY Res. No. 15-038
RE: REZONING #PLN2014-00040, BLACKBURN, GAINESVILLE

MAGISTERIAL DISTRICT
ACTION: RECOMMEND APPROVAL

WHEREAS, this is a request to rezone +/- 76.7 acres from A-1, Agricultural
to PMR, Planned Mixed Residential, and +/-51.7 acres from A-1 to PMD, Planned Mixed
Use District, to allow for the development of a maximum of 416 residential units (161 single
family detached unils & 255 townhouses), und allow up 1,000,000 square feel of office and a
maximum of 115,000 square feet of retail development; and

WHEREAS, the site is located north and south sides of Balls Ford Rd.
apprax. 12 mile west of the intersection of Balls Ford Rd. and Sudley Rd.; and

WHEREAS, the site is identified as GPINs 7597-92-1061, 7597-82-7607 &
7597-82-4068, and consists of +/- 128.4 acres; and

WHEREAS, the site is designated REC, Regional Employment Center, and
SRE, Suburban Residential High in the Comprehensive Plan; and

WHEREAS, the Prince William County Planning Commission duly ordered,
advertised, and held a public hearing on April 15, 2015, at which the public testimony was
received and the merits of the above-referenced request were considered; and

WHEREAS, the Prince William County Planning Commission believes that
public general welfare as well as good planning practices are served by the approval of this
request;

NOW, THEREFORE, BE IT RESOLVED, that the Prince William County
Planning Commission does hereby recommend approval of Rezoning #PLN2014-00040,
Blackburn, with proffers dated March 18, 2015, with amended proffers to include language for
the phasing ol construction for the first office building within landbay 5, and amend Proffer 24 to
require fire sprinklers to be installed required for single family residential units with side yard
setbacks of less than 10 feet.

Votes:

Ayes: Arnold, Bryant, Fry, Vanegas
Nays: Holley, Hosen, McKay
Abstained from Vote: Haynes
Absent from Vote: None

Absent from Meeting: None

MOTION CARRIED (
Attest: E,/é/h)\/ﬂ ‘[7‘{5'?&-:” o

R
Teresa M, Taylor
Clerk to the Planning Comumission
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Prince William County Government

Board of County Supervisors

Rezoning #PLN2014-00040 —
Blackburn

Gainesville Magisterial District

Stephen Donohoe — Planning Office

Proposal — To rezone +/- 128.4 acres
from A-1, Agricultural to PMD, Planned
Mixed Use District and PMR, Planned
Mixed Residential.

4 To allow for the development of a maximum
of 415 residential units (160 single family
detached & 255 townhouses)

@ To allow for the development of up to
1,000,000 square feet of office and a
maximum of 115,000 square feet of
commercial/retail development

Location — On the north and south side
of Balls Ford Rd. approx. % mile west of
the intersection of Balls Ford Rd. and
Sudley Rd.

Recommendation — Denial

Gainesville Magisterial District ,

November 17, 2015

10/30/2015
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A i B U14-00040 =1F 0 "
Blackburn Acres — Total Project area Gross Floor Area (SF) - Total
Total Project — 128.4 acres designated REC - 105.5 1,673,500%*
Proposed Development in Regional Nonresidential Nonresidential
Employment Center +-41,1 a¢. or Total = 1,115,000 SF or
38% of project 67% of project
Nonresidential vs. residential
comparison using acreage and floor
area
Residential Residential
Comprehensive Plan recommends +/-64.4 ac. or Total - 416 units or 558,500* SF or
that residential development not o .
62% of t 33% of t
exceed 23% of the project building e o proles o DhPrOleS
area
November 17, 2015 Gainesville Magisterial District Il

Gainesville Magisterial District i
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REZ #PLN2014-00040

November 17, 2015 Gainesville Magisterial District )
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- P 014-00040 — Blackburi

RECOMMENDATION

B Planning Commission recommends approval, with proffers
dated March 18, 2015, with modifications to the proffers to
include:

@ A proffer for the phasing of construction for the first office
building within landbay 5.

@ Revision to proffer #24 to ensure that single family residential

units with side yard setbacks of less than 10 feet shall have a
fire sprinkler system

November 17, 2015 Gainesville Magisterial District 113
A ¥ U14-00040 513 0 M
RECOMMENDATION

m Staff recommends denial, for the following reasons:

@ The applicant’s proposal includes construction phasing for the timing of the proposed
office/employment development; however very late in the build out of the project. The majority of
the project area is designated REC, and the Board's land use policy expressly states the need for
nonresidential phasing in order to ensure that employment development always remains the
primary use within this planned district.

@ The purpose of the Regional Employment Center classification is to provide for areas located close to
and/or with good access from an interstate highway where intensive regional employment uses are
to be located.

B This property is situated with high visibility from, and excellent access to, Interstate 66.
Due to the limited availability of employment planned areas along I-66, the area
proposed for residential development should instead continue to provide opportunities
for future intensive regional employment investment.

B This project, without earlier construction phasing of the employment component, is not
consistent with the development guidance provided in the Comprehensive Plan for the
REC.

November 17, 2015 Gainesville Magisterial District
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RECOMMENDATION: continued

B The applicant’s residential proposal consists of single family detached units and townhouses.
Neither unit type is envisioned in the REC designation. In addition, residential uses shall
represent no greater than 25 percent of the total REC gross floor area of the project.

@ Proposed residential floor area is estimated to be 33% of the overall project floor area.
@ Proposed residential acreage consists of 62% of the project/land area (designated REC).

@ Within each landbay, uses are not well integrated, each containing a single use, which does not
provide walkability.

B The proposal contains no active recreation open space area within the project area. The
open space shown along Balls Ford Rd. is a stormwater management dry pond. Other areas
shown to contain open space are wetlands.

B The Comprehensive Plan Future Transit Alternatives Map identifies a future Metro station
location at Sudley Rd. and I-66. In addition, VDOT is actively seeking to locate a major park
and ride facility in this location. This further highlights the planned intent for employment
development, density and a mix uses in this area.

November 17, 2015 Gainesville Magisterial District

115}

REZ #PLN2014-00040 — Blackburm

B RECOMMENDATION: continued

= May 12, 2015 - Board deferred the case to a date
uncertain

= Applicant requested the case be scheduled for the
November 17, 2015 hearing

" No changes to the project have been made
= Staff continues to recommend denial

November 17, 2015 Gainesville Magisterial District
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