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MOTION: December 8, 2015
Regular Meeting
SECOND: Ord. No. 15-
RE: REZONING #PLN2014-00127, STONE HAVEN — BRENTSVILLE
MAGISTERIAL DISTRICT
ACTION:

WHEREAS, this is a request to rezone +/- 717.9 acres from A-1, Agricultural to
PMR, Planned Mixed Residential, and PBD, Planned Business District. The proposal is to
permit development of up to 1,006 residential units consisting of single family detached (SFD)
and townhouse units and a maximum of 1,124,175 square feet of office/flex/light industrial
development. The proposal will rezone approximately 281.5 acres from A-1, Agricultural to
PBD, Planned Business District, and +/- 436.4 acres from A-1 to PMR, Planned Mixed
Residential; and

WHEREAS, this request is associated with CPA #PLN2013-00186, Stone
Haven, which if approved, will change the Long Range Land Use designation of +/- 864 acres
from SRL, Suburban Residential Low, FEC, Flexible Use Employment Center, and ER,
Environmental Resource to adopt the Stone Haven Study Land Use Map that includes
residential, employment, parks and open space, and transitional land use areas; and

WHEREAS, the site is located on the south side of Wellington Rd., west of
Devlin Rd., and north and east of Linton Hall Rd. and is identified on County maps as GPINs
7496-65-4921, 7496-37-4872(pt), and 7496-35-1841(pt). The referenced off-site area is
identified on County maps as GPINs 7496-19-4118(pt) and 7496-29-2826(pt). The site is
designated SRL, Suburban Residential Low, FEC, Flexible Use Employment Center, and
ER, Environmental Resource in the Comprehensive Plan; and

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

WHEREAS, the Planning Commission, at its public hearing on
September 3, 2014, recommended approval as stated in Planning Commission Resolution
Number 14-081; and

WHEREAS, a Board of County Supervisors’ public hearing, duly advertised in
a local newspaper for a period of two weeks, was held on October 7, 2014, and interested
citizens were heard. The Chairman closed the public hearing, and the Board of County
Supervisors had desired to be able to receive additional citizen input, thus the Prince William
County Board of County Supervisors declared for the public hearing on Rezoning #PLN2014-
00127, Stone Haven to remain open, and the Board deferred the public hearing on Rezoning
#PIN2014-00127, Stone Haven to the evening session of the third meeting of January 2015 as
stated in Resolution Number 14-627; and
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WHEREAS, this request was scheduled for the January 20, 2015 Board of
County Supervisors’ public hearing, which was duly advertised in a local newspaper for a
period of two weeks; and

WHEREAS, Supervisor Lawson received a letter from the applicant for
Comprehensive Plan Amendment #PLN2013-00186 and Rezoning #PLN2014-00127, Stone
Haven, requesting a deferral of the case from the January 20, 2015 Board of County
Supervisors meeting to a date uncertain. At the January 13, 2015 Board of County Supervisors’
public hearing, during Supervisors’ Time, the Board deferred the Rezoning #PLN2014-00127,
Stone Haven case to a date uncertain as stated in Resolution Number 15-30; and

WHEREAS, a Board of County Supervisors’ public hearing, duly advertised in
a local newspaper for a period of two weeks, was held on December 8, 2015 and interested
citizens were heard.

WHEREAS, general welfare and good zoning practices are served by the
approval of the application;

NOW, THEREFORE, BE IT ORDAINED that the Prince William Board of
County Supervisors does hereby approve REZ #PLN2014-00127, Stone Haven, subject to the
proffers dated November 2, 2015;

BE IT FURTHER ORDAINED that the Board of County Supervisors’
approval and adoption of any proffered conditions does not relieve the applicant and/or
subsequent owners from compliance with the provisions of any applicable ordinances,
regulations or adopted standards.

ATTACHMENT: Proffer Statement dated November 2, 2015
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Votes:

Ayes:

Nays:

Absent from Vote:
Absent from Meeting:

For Information:
Planning Director

Peter M. Dolan, Esquire
Walsh, Colucei, Lubeley & Walsh, P.C.
4310 Prince William Parkway, Suite 300
Woodbridge, VA 22192

ATTEST:

Clerk to the Board



PROFFER STATEMENT

RE: REZ#PLN2014-00127, Stone Haven
Record Owner: Edith H. Rameika, Trustee
Property: GPINs 7496-65-4921, 7496-37-4872 (pt.), 7496-35-1841 (pt.)
Brentsville Magisterial District
717.9 Acres A-1, Agricultural, to
281.5 Planned Business District (PBD)
436.4 Planned Mixed Residential District (PMR)
Date: November 2, 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 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 affect 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.

"Final Rezoning", as the term is used herein, 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.

References in this Proffer Statement to plans and exhibits shall include the following:

O Master Zoning Plan — Stone Haven prepared by Dewberry Consultants LLC and dated
September 9, 2013, last revised November 2, 2015, consisting of the following sheets
("MZP"):

Land Use Plan (sheet 1 of 5) ("Land Use Plan")

Open Space/Public Use Plan (sheet 2 of 5) ("Open Space Plan")
Buffer/Streetscape Plan (sheet 3 of 5) ("Buffer Plan")

Transportation & Pedestrian Network Plan (sheet 4 of 5) ("Transportation Plan")
Utility Plan (sheet 5 of 5) ("Utility Plan")

o pooe

0 Stone Haven Design Guidelines, prepared by Dewberry Consultants LL.C and dated
March 14, 2014, last revised November 2, 2015

0 Oft-Site Public Use Sites Exhibit, prepared by Dewberry Consultants LLC and dated
March 14, 2014, last revised August 7, 2015 ("Off-Site Public Use Sites Exhibit")



Amberleigh Station/Silver Leaf Buffer Exhibit, prepared by Dewberry Consultants LLC
and dated March 14, 2014 ("Amberleigh Buffer Plan")

USES AND SITE DEVELOPMENT

Development of the Property will be in substantial conformance with the Land Use Plan.
The exact boundaries and acreage of the Land Bays may be increased or decreased at the
time of site plan/subdivision, not to exceed ten percent (10%) of the gross area of the
larger Land Bay impacted by each such change

The maximum number of residential units constructed on the Property shall not exceed
1,006 units, of which a maximum of 301 may be single family attached units and the
balance shall be single family detached units.

For purposes of calculating density for final site/subdivision plans for the Property, the
maximum density as set forth on the Land Use Plan shall apply to the entire Land Bay,
including areas that may be dedicated for public street purposes, and shall not affect the
density calculation for any given building or parcel within a Land Bay.

Handicapped parking spaces shall be provided in connection with development of the
Property in accordance with the Prince William County Design and Construction
Standards Manual.

There shall be no individual driveway connections to residential lots on the Property from
Linton Hall Road or Devlin Road.



TRANSPORTATION

University Boulevard

a.

b.

Right of Way Dedication/Acquisition

(1)

2)

3)

The Applicant shall reserve and dedicate, at no cost to Prince William
County or the Virginia Department of Transportation (VDOT), right of
way across the Property for a four lane divided roadway, up to a maximum
of one hundred twenty-eight feet (128") in width, plus additional right of
way as necessary for turn lanes, in the location as generally shown on the
Transportation Plan.

The Applicant shall be responsible for the acquisition, or cost thereof, of
off-site right of way, including any easements required for utilities, utility
relocation, stormwater management and the like, in accordance with
Proffer #12 below, as required for the construction of University
Boulevard as a four lane divided roadway from the eastern boundary of
the Property to Devlin Road, as said right of way is generally shown on
the Transportation Plan. Said right of way shall be dedicated to the
County prior to or concurrent with the approval of the first final
subdivision plan that reflects residential units on the Property.

The Applicant shall be responsible for the acquisition, or cost thereof, of
off-site right of way, including any easements required for utilities, utility
relocation, stormwater management and the like, in accordance with
Proffer #12 below, as required for the construction of University
Boulevard as a four lane divided roadway from the western boundary of
the Property to Progress Court, as said right of way is generally shown on
the Transportation Plan. Said right of way shall be dedicated to the
County prior to or concurrent with the approval of the first final
subdivision plan that reflects residential units on the Property.

Design and Construction

(0

The Applicant shall provide the design and engineering for University
Boulevard as a 4-lane divided road from Devlin Road to Progress Court,
as generally shown on the Transportation Plan. The Applicant shall,
prior to or concurrently with the submission of the first final subdivision
plan for residential development on the Property, submit engineered
design plans for the entire length of the University Boulevard
improvements (4-lane divided road) as set forth herein to the Prince
William County Department of Transportation. In the event any off-site
segment of said road is designed or under design by others prior to the
Applicant moving forward with the design, the design of any such road
segment shall not be the responsibility of the Applicant.



2 Within existing right of way or right of way to be acquired by the
Applicant as set forth above, the Applicant shall construct University
Boulevard as a 2-lane road (Y2 section of the 4-lane divided road) as the
adjacent portion of the Property is developed and as said road is needed to
serve development on the Property; provided, however, the Applicant
shall complete the construction of University Boulevard as a 2-lane road
from Devlin Road to Progress Court prior to the issuance of a building
permit for the 500" residential unit on the Property. For purposes of this
proffer, "completed" shall mean that the improvements are constructed in
accordance with approved plans and open to traffic, but not necessarily
accepted into the State system for maintenance. Said road improvements
shall include turn lanes as required at intersections, subject to
modifications set forth below in these proffers and/or as may be approved
by the Prince William County Department of Transportation and/or
VDOT.

(3) The Applicant may post bonds for a ¥ section of University Boulevard,
with the ultimate section (and associated bonds) to be provided by others
at a later time.

(4 In addition to the obligations set forth in paragraph (2) above, the
Applicant shall construct a full 4-lane divided section of University
Boulevard along the frontage of Land Bay F between Rollins Ford Road
and the northwestern most entrance on University Boulevard to Land Bay
F with a transition to the 2-lane section, in the location as generally shown
on the Transportation Plan. Said improvement shall be completed prior to
or concurrent with the issuance of a building permit for the 225%
cumulative residential unit on the Property. For purposes of this proffer,
"completed" shall mean that the improvements are constructed in
accordance with approved plans and open to traffic, but not necessarily
accepted into the State system for maintenance.

Signalization

At any time during build out of the Property, the Applicant shall be responsible
for the design and installation of all traffic signals required at intersections on
University Boulevard through the Property, subject to a warrant study, to be
provided by the Applicant, establishing the need, and approval of said signal by
VDOT. All signals provided by the Applicant shall include preemptive and
pedestrian equipment as required by the County. Warrant studies shall be
provided at the request of the County and/or VDOT. For any of the intersections
subject to this proffer where signals have not been deemed warranted by VDOT
and/or approved for installation by the build out of the Property, no additional
warrant studies will be required and the Applicant shall have no further obligation
to provide signalization on University Boulevard.
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Rollins Ford Road

a. Right of Way Dedication

The Applicant shall reserve and dedicate, at no cost to Prince William County or
VDOT, right of way across the Property for a four lane divided roadway, up to a
maximum of one hundred twenty-eight feet (128') in width, plus additional right
of way as necessary for turn lanes, in the location as generally shown on the
Transportation Plan. Said right of way shall be dedicated to the County prior to or
concurrent with the issuance of a building permit for the 225" cumulative
residential unit on the Property.

b. Design and Construction

(1

2)

3)

The Applicant shall provide the design and engineering for Rollins Ford
Road as a 4-lane divided road from Linton Hall Road to the northern
boundary of the Property, as generally shown on the Transportation Plan.
The Applicant shall, prior to or concurrently with the submission of the
first final subdivision plan for residential development on the Property,
submit engineered design plans for the entire length of the Rollins Ford
Road improvements (4-lane divided road) as set forth herein to the
Prince William County Department of Transportation.

Within existing right of way or right of way to be dedicated pursuant to
subparagraph (1) above, the Applicant shall construct Rollins Ford Road
as a 2-lane road (1/2 section of the 4-lane divided road) between Linton
Hall Road and University Boulevard. Said road improvement shall be
constructed as the adjacent portion of the Property is developed and as
said road is needed to serve development on the Property; provided,
however, the Applicant shall complete the construction of Rollins Ford
Road as a 2-lane road from Linton Hall Road to University Boulevard
prior to the issuance of a building permit for the 700" residential unit on
the Property. For purposes of this proffer, "completed" shall mean that the
improvements are constructed in accordance with approved plans and
open to traffic, but not necessarily accepted into the State system for
maintenance. Said road improvements shall include turn lanes as required
at intersections, subject to modifications set forth below in these proffers
and/or as may be approved by the Prince William County Department of
Transportation and/or VDOT.

In addition to the obligations set forth in paragraph (2), the Applicant shall
construct Rollins Ford Road as a full 4-lane divided section along the
frontage of Land Bay F between University Boulevard and the northern
boundary of the Property, in the location as generally shown on the
Transportation Plan. Said improvement shall be completed prior to or
concurrent with the issuance of a building permit for the 225" cumulative
residential unit on the Property. For purposes of this proffer, "completed"



4)

4

shall mean that the improvements are constructed in accordance with
approved plans and open to traffic, but not necessarily accepted into the
State system for maintenance.

Within existing right of way and subject to the approval of the County and
VDOT, the Applicant shall construct Rollins Ford Road off-site from the
northern boundary of the Property to the existing section of Rollins Ford
Road located to the north, adjacent to the property identified with Prince
William County Geographic Parcel Identification Number 7496-48-9162,
as a modified CI-1, Category VI, road section, consistent with the existing
road section to the north. The Applicant shall complete construction of
said off-site Rollins Ford Road improvements prior to the issuance of a
building permit for the 700™ residential unit on the Property. For purposes
of this proffer, "complete construction" shall mean that the improvements
are constructed in accordance with approved plans and open to traffic, but
not necessarily accepted into the State system for maintenance.

The Applicant may post bonds for a ¥ section of Rollins Ford Road, with
the ultimate section (and associated bonds) to be provided by others at a
later time.

E: Signalization

(1

2)

At any time prior to the build out of the Property, the Applicant shall be
responsible for the design and installation of all traffic signals required at
intersections on Rollins Ford Road through the Property, subject to a
warrant study, to be provided by the Applicant, establishing the need and
approval of the signals by VDOT. All signals provided by the Applicant
shall include preemptive and pedestrian equipment as required by the
County. Warrant studies shall be provided at the request of the County
and/or VDOT. For any of the intersections subject to this proffer where
signals have not been deemed warranted by VDOT and/or approved for
installation by the build out of the Property, no additional warrant studies
will be required and the Applicant shall have no further obligation to
provide signalization on Rollins Ford Road.

The Applicant shall be responsible for any necessary modifications to the
existing traffic signal at the intersection of Rollins Ford Road and Linton
Hall Road as required at the time the connection is made and when the
ultimate improvements are constructed, if further modifications are
required at that time.



8.

Wellington Road

a.

The Applicant shall reserve and dedicate, at no cost to Prince William County or
VDOT, right of way across the Wellington Road frontage of the Property, up to a
maximum of sixty-four feet (64') from the existing centerline, plus additional
right of way as necessary for turn lanes at the entrance to the Property and at
Piney Branch Lane. Said dedication along the frontage of each respective Land
Bay shall be made at the time of and in connection with the first final site plan
filed for nonresidential buildings in Land Bays A and D, respectively.

If not constructed by others and if requested by the County, within existing right
of way or right of way to be dedicated by the Applicant as set forth above, the
Applicant shall construct an additional eastbound through lane and ten foot (10")
wide shared use trail from the entrance to Land Bay A to Devlin Road and right
and left turn lanes on Wellington Road, as required by the County and VDOT, at
the entrance to Land Bay A and at Piney Branch Lane. If requested by the
County, said turn lanes shall be constructed at the time the entrance to Land Bay
A is constructed and the improvements to Piney Branch Lane, as identified in
Proffer #11 below, are constructed, respectively. The eastbound through lane and
trail shall be constructed at the time of and in conjunction with the first site plan
for nonresidential development in Land Bay A.

The Applicant shall be responsible for the design and installation and/or
modification of a traffic signal if required at the Wellington Road entrance to the
Property, subject to a warrant study, to be provided by the Applicant at the time of
and in connection with the first final site plan for nonresidential buildings in Land
Bay A, or at any time prior to the build out of Land Bay A, establishing the need
and approval of the signal by VDOT, said signal to include preemptive and
pedestrian equipment as required by the County.

Within existing right of way or right of way to be acquired by the Applicant, the
Applicant shall construct turn lanes on Wellington Road, as required, at the
intersection of Rollins Ford Road at the time the improvements to Rollins Ford
Road are provided as set forth above and the connection is made to the existing
section of Rollins Ford Road located adjacent to the Property to the north.

Prior to or concurrent with the approval of a final site plan for any development in
Land Bay A that results in a cumulative total on Land Bay A in excess of 242,410
square feet of gross floor area, the Applicant shall submit a traffic impact analysis
("TIA") to the County and VDOT for review and approval. The parameters of the
TIA shall be scoped with the County and VDOT with the objective of
determining any potential impacts of the additional development on the
surrounding roads. The Applicant shall be responsible for providing those road
improvements identified in the TIA which are required to mitigate the impacts of
the additional traffic generated by the increased development in Land Bay A.
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10.

Linton Hall Road

The Applicant shall reserve and dedicate, at no cost to Prince William County or
VDOT, right of way across the frontage of the Property as required to
accommodate a right turn lane at the intersection of Rollins Ford Road.

Within existing right of way or right of way to be dedicated by the Applicant as
set forth above, the Applicant shall construct and/or modify a right turn lane and a
left turn lane, if required, at the intersection of Rollins Ford Road. Said
improvements shall be constructed at the time the Rollins Ford Road connection
is made to Linton Hall Road.

Within existing right of way or right of way to be dedicated by the Applicant, and
subject to the approval of the County and VDOT, the Applicant shall construct a
five foot (5') wide sidewalk along the Linton Hall Road frontage of the Property
and the off-site property located to the northwest between Rollins Ford Road and
Piney Branch Elementary School (portion of GPIN 7496-35-1841). Said
sidewalk along the frontage of the off-site property to the northwest shall be
constructed at the time Rollins Ford Road is connected to Linton Hall Road. The
sidewalk located along the frontage of Land Bays J and M shall be constructed at
the time the adjacent portions of the Property are developed. The Applicant's
obligation to construct the sidewalk along the frontage of the existing stormwater
management pond adjacent to Land Bay J shall be subject to not having to modify
or relocate said pond to accommodate the sidewalk.

Within existing right of way, and subject to the approval of the County and
VDOT, the Applicant shall construct a five foot (5') wide sidewalk along Linton
Hall Road adjacent to the properties identified with Prince William County
GPINs 7496-42-8304 and 7496-42-2417 to complete the pedestrian connection
along this frontage. The Applicant's obligation to construct the sidewalk along
the frontage of the existing culvert and associated facilities shall be subject to not
having to modify or reconstruct said culvert and associated facilities to
accommodate the sidewalk.

Devlin Road

The Applicant shall reserve and dedicate, at no cost to Prince William County or
VDOT, right of way, up to a maximum of one hundred and twenty-eight feet
(128') in width from the easterly Devlin Road right of way line, along the Devlin
Road frontage of Land Bays L. and M, as said Land Bays L and M are identified
on the Land Use Plan. Said right of way shall be dedicated to the County prior to
or concurrent with the issuance of a building permit for the 225" cumulative
residential unit on the Property.

Within existing right of way or right of way to be acquired, the Applicant shall
construct right and left turn lanes on Devlin Road at the intersection of University



11.

12,

Boulevard, as required by the County and VDOT. Said improvements shall be
constructed at the time the University Boulevard connection is made to Devlin
Road.

The Applicant shall be responsible for the design and installation of a traffic
signal at the intersection of University Boulevard and Devlin Road, if required at
the time University Boulevard is connected to Devlin Road, or any time prior to
the build out of the Property, subject to a warrant study to be provided by the
Applicant establishing the need and approval of the signal by VDOT, said signal
to include preemptive and pedestrian equipment as required by the County.

Piney Branch Lane

a.

The Applicant shall reserve and dedicate, at no cost to Prince William County or
VDOT, right of way across the frontage of the Property, from the intersection of
Piney Branch Lane with Wellington Road to the entrance to the Property on Piney
Branch Lane, up to a maximum of thirty-three feet (33') from the existing
centerline of the road.

Within existing right of way or right of way to be dedicated by the Applicant as
set forth above, the Applicant shall construct Piney Branch Lane from Wellington
Road, south to the entrance to Land Bay D. Said improvements shall be
constructed to a CI-1 standard subject to such modifications as may be proposed
by the Applicant at the time of final engineering and approved by the Prince
William County Department of Transportation and/or VDOT. Said improvements
shall be constructed at the time the first nonresidential building is constructed in
Land Bay D and access is provided to Piney Branch Lane.

The Applicant shall be responsible for the design and installation and/or
modification of a traffic signal at the intersection of Wellington Road and Piney
Branch Lane, if required at the time Land Bay D is developed, or any time prior to
the build out of the Land Bay D, subject to a warrant study to be provided by the
Applicant, establishing the need and approval of the signal by VDOT, said signal
to include preemptive and pedestrian equipment as required by the County.

Eminent Domain

In the event the Applicant is not able to acquire off-site right of way required in order to
provide the improvements identified in the above proffers for roads identified in the
Comprehensive Plan, 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 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:

(1) If the assessed value is less than $25,000, then the value shall be
determined by assessment records or other objective evidence; or

(i) 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.
d. A 60 year title search of each involved property.
e 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.

f. 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.

g 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.

In the event Prince William County does not acquire the right of way and/or easements in
accordance with the above, the Applicant shall be relieved of the obligation to provide
the improvement for which the right of way and/or easement is required.
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14.

15.

In the event an intra-County bus system with scheduled routes, including stops at the
Property or at the park and ride lot referenced in Proffer #14 below, is established prior to
the approval of the subdivision plan for the 700" cumulative residential unit on the
Property, the Applicant shall construct up to four (4) bus shelters (including concrete bus
shelter pads) on the Property or at the said park and ride lot, the location of said shelters
shall be determined in consultation with the Potomac and Rappahannock Transportation
Commission (PRTC). The Applicant's obligation to construct each bus shelter shall be
triggered upon receipt of a written request from the PRTC, or its successor, at the time
service is to be provided in the area. The bus shelters shall be of a design in accordance
with a PRTC bus shelter standard. In the event said bus shelters are not constructed or
reflected on a final subdivision plan prior to the approval of the final subdivision plan
that reflects the 700™ cumulative residential unit on the Property, the Applicant shall
make a monetary contribution to the Prince William Board of County Supervisors in the
amount of $30,000 for each shelter not provided. Said contribution shall be paid for each
such bus shelter not constructed or reflected on a site/subdivision plan prior to and as a
condition of the approval of the site/subdivision plan for the 700" cumulative residential
unit on the Property and shall be used for transit related services and facilities including,
but not limited to, bus shelters, park and ride site work and/or facilities, bus service,
bicycle racks and VRE facilities.

If requested by the County, the Applicant shall dedicate, and convey in fee simple, to the
Prince William Board of County Supervisors, at no cost to the County, approximately 5.4
acres of land for use as a park-and-ride lot (construction by others) or such other public
use as approved by the County and Applicant, said site being located as generally shown
on the Public Use Sites Exhibit and identified as a "Park-n-Ride Site", which is also
identified as a portion of GPINs 7496-19-4118 and 7497-10-2413. The Applicant shall
tender a Special Warranty deed for the conveyance of the Park-n-Ride Site prior to or
concurrent with the issuance of a building permit for the 225" cumulative residential unit
on the Property.

Bicycle Racks

a. Subject to the approval of the Prince William County School Board, the
Applicant shall provide bicycle racks, which can accommodate a minimum of
twenty (20) bicycles, for use at the high school to be constructed in Land Bay F.
The bicycle racks shall be provided when requested by the School Board staff.

b. The Applicant shall provide bicycle racks, which can accommodate a minimum
of twenty (20) bicycles, to be used at the fields to be constructed in Land Bay B
or the Off-Site Athletic Fields Site or at the park and ride facility on the Park-n-
Ride Site. The bicycle racks shall be provided when requested by the County in
conjunction with the development of the applicable site. The style of the bicycle
racks shall be determined by the Applicant.
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17.

18.

COMMUNITY DESIGN

Development on the Property shall be in conformance with the design concepts and
details set forth in the Design Guidelines. A Design Review Committee ("DRC") will be
established to implement the Design Guidelines and said committee shall consist of a
minimum of three members, which shall include a representative of the owner, and/or an
architect, and/or a landscape architect and/or an engineer. The DRC shall be responsible
for the review and approval of all plans for development on the Property to ensure that
such plans are in conformance with the design concepts and details set forth in the Design
Guidelines. Minor modifications to the Design Guidelines may be made at the time of
final site/subdivision plan. More substantial modifications to the Design Guidelines may
be approved by the DRC provided the overall concept and intent of the Design
Guidelines is met and subject to approval of the Planning Office as follows: Prior to final
approval by the DRC, each such modification to the Design Guidelines shall be
forwarded to the Prince William County Planning Director, or his designee, who shall
have twenty (20) business days from receipt of such modification to notify the DRC in
writing that he has determined said modification to be substantially inconsistent with the
Design Guidelines or zoning. The Planning Director's written determination shall include
specific references to those portions of the Design Guidelines or conditions of the zoning
which are the basis for such determination. The DRC shall not approve any such
substantive amendment found to be inconsistent by the Planning Director. Failure of the
Planning Director to provide such written notice shall automatically mean that he has
determined such amendment to be substantially consistent with the Design Guidelines
and the conditions of the zoning and the DRC shall be entitled to either approve or not
approve said amendment in its sole discretion. In the event there is a conflict between the
proffered conditions and the Design Guidelines, the proffers shall control.

Signage

a. Project identification ("Community Entry") signs shall be permitted at the primary
entrances to the Property. Said signs shall be incorporated into the entrance
feature and shall be of a design substantially as shown in the Design Guidelines or
of an alternative design as approved by the Planning Director, or his designee.
The Community Entry signs shall be landscaped and any lighting shall be low
intensity and shall be shielded so that it does not shine upward beyond the height
of the entry feature.

[ "Neighborhood Entry" signs shall be permitted at the entrance to each residential
neighborhood and shall be of a design theme consistent with the Neighborhood
Entry signs substantially as shown in the Design Guidelines or of an alternative
design as approved by the Planning Director, or his designee.

c. All signs shall require sign permit approval in accordance with the requirements
set forth in Section 250 of the Zoning Ordinance.

The Applicant shall remove any graffiti from nonresidential development on the
Property. Graffiti shall be deemed any inscription or marking on walls, buildings or
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structures not permitted by the sign regulations in Section 32-250.20 ef seq of the Zoning
Ordinance. Any graffiti is to be reported to the Prince William County Police
Department before removal.

Amberleigh Station/Silver Leaf Subdivisions

a. The Applicant shall provide a variable width buffer area having an average width
of one hundred feet (100" adjacent to the common property boundary with the
Amberleigh Station and Silver Leaf subdivisions, as said buffer area is generally
shown on the Amberleigh Buffer Plan. A minimum of fifty feet (50') within said
buffer area shall remain undisturbed except for supplemental plantings as may be
needed to provide an overall average planting standard of 320 plant units per 100
linear feet utilizing both the existing and supplemental plantings. Within the 50'
undisturbed portion of the buffer, the Applicant shall retain existing, good quality
vegetation but may remove noxious vegetation (such as poison ivy) or dead/dying
trees and vegetation. Portions of an existing access road may remain within the
buffer area (but shall be located outside the undisturbed buffer area) as necessary
to provide access to the existing stormwater management pond in the adjacent
Silver Leaf subdivision.

b. All residential lots in Land Bay J, as said land bay is identified on the Land Use
Plan, located immediately adjacent to the adjoining subdivisions of Amberleigh
Station and Silver Leaf, shall be single family detached lots of a minimum size of
10,000 square feet.

Lanier Farms Subdivision

a. The Applicant shall provide a buffer area having a minimum width of fifty feet
(50") adjacent to the common Property boundary with the Lanier Farms, Section
2, subdivision (GSIN 7496-85-1274) , as said buffer area is generally shown on
the Open Space Plan. Said buffer shall be planted in accordance with the Type C
buffer planting standard in the DCSM.

b. All residential lots in Land Bay G, as said land bay is identified on the Land Use
Plan, located immediately adjacent to the adjoining portion of the Lanier Farm,
Section 2, subdivision (GSIN 7496-85-1274), shall be single family detached lots
of a minimum size of 10,000 square feet.

The Applicant shall establish an association or multiple associations (residential and
nonresidential) charged with responsibility to oversee the on-going management and
maintenance of the Property, including landscaping and maintenance of common areas,
signage located in common areas, community recreational facilities, private streets and, if
appropriate, storm water management/BMP facilities installed by the Applicant if not
otherwise maintained by the County in accordance with adopted policies, and/or shall
cause all owners of parcels in Land Bays A and D to enter into or be subject to a recorded
reciprocal agreement among the owners which shall address these same responsibilities.
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The residential units in Land Bay I constructed in the southeast quadrant of the
intersection of University Boulevard and Rollins Ford Road (in the area between the
intersection of these two roads and the first intersection in each direction along said
roads) that are located adjacent to University Boulevard or Rollins Ford Road shall orient
the front of units on either University Boulevard or Rollins Ford Road.

Street trees shall be planted along both sides of all public streets on the Property, with the
exception of Rollins Ford Road and University Boulevard, where landscaping shall be
installed in accordance with Proffer #24 below. Said street trees shall be planted at a rate
of one tree per fifty feet (50') and may be clustered at various locations along the streets
for purposes of providing adequate sight distance and to avoid conflicts with utilities.

University Boulevard and Rollins Ford Road Buffers and Streetscape

Buffers and landscaping shall be provided along the University Boulevard and Rollins
Ford Road frontages of the Property, excluding the University Boulevard frontages of
Land Bays C and K (which shall remain in their natural condition) and the west side of
Rollins Ford Road (which is not part of this rezoning) in accordance with the standards
set forth in the Design Guidelines and the following:

a. The east side of Rollins Ford Road between Linton Hall Road and University
Boulevard and the south side of University Boulevard (excluding Land Bay K), as
shown on the Buffer Plan, shall have a thirty foot (30") wide buffer located at the
edge of the dedicated right of way. Within said buffer area, plantings shall be
provided at a rate of 180 plant units per 100 linear feet (including the street trees
to be located within the adjacent right of way) and all planting strips associated
with the buffer shall be a minimum of six feet (6") in width. In locations where a
berm is provided within said area, plantings may be reduced in accordance with
the standard set forth in the DCSM.

b. The north side of University Boulevard (excluding Land Bay C) shall have a
thirty foot (30") wide buffer located behind a fifteen foot (15") wide common
shared utility easement at the edge of the dedicated right of way. Within said
buffer area, plantings shall be provided at a rate of 180 plant units per 100 linear
feet (including the street trees to be located within the adjacent right of way) and
all planting strips associated with the buffer shall be a minimum of six feet (6') in
width. In locations where a berm is provided within said area, plantings may be
reduced in accordance with the standard set forth in the DCSM.

A minimum fifty foot (50") wide buffer shall be provided along the Linton Hall Road
frontage of the Property. To the extent feasible, in consultation with the County Arborist,
existing slopes along the frontage of Land Bays J and M shall be retained, and where
existing slopes are not retained, the Applicant shall provide areas with 4'-6' berms along
the frontage of said Land Bays. Said buffers shall be planted in accordance with the
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Type C planting standard as set forth in the DCSM, including the use of existing
vegetation.

Buffers shall be provided at the perimeter of the Property, as shown on the Buffer Plan,
subject to such modifications as may be approved by the County at the time of final
site/subdivision plan.

PARKS AND RECREATION

If requested by the County, the Applicant shall dedicate, and convey in fee simple, to
the Prince William Board of County Supervisors, at no cost to the County,
approximately 125 acres of land, subject to all matters of record, for use as a linear
park/open space/passive recreation purposes, trails, boardwalks, wildlife management
structures, observation decks, informative signs, subject to right of way and easements
necessary for Wellington Road and University Boulevard improvements and associated
stormwater management and utilities, said land to be located in Land Bays C and K as
said Land Bays are generally shown on the Land Use Plan. Prior to the issuance of a
building permit for the 500" residential unit on the Property, the Applicant shall tender
a Special Warranty deed for conveyance of the said property to the County.

If requested by the County and subject to obtaining approvals (as applicable) from Prince
William County, the Virginia Department of Environmental Quality (DEQ) and the U.S.
Army Corps of Engineers (COE), the Applicant shall construct an observation deck with
a minimum size of 100 square feet within Land Bay C or K, as determined by the
Applicant in consultation with the Department of Parks and Recreation, prior to the
conveyance of the applicable land bay to the County. Maintenance of the observation
deck shall be the responsibility of the fee owner of the property.

If requested by the County, the Applicant shall dedicate, and convey in fee simple, to
the Prince William Board of County Supervisors, at no cost to the County,
approximately 35 acres of land to be used for parks and recreation purposes or a middle
school, said land to be located in Land Bay B, as said Land Bay is generally shown on
the Land Use Plan ("On-Site Athletic Fields Site"). The final configuration of the On-
Site Athletic Fields Site may be modified with County approval. The Applicant shall
tender a Special Warranty deed for conveyance of the On-Site Athletic Fields Site in fee
simple to the County prior to the issuance of a building permit for the 500" residential
unit on the Property (or at such earlier time as may be required by Proffer #48 below).

If requested by the County, the Applicant shall dedicate, and convey in fee simple, to
the Prince William Board of County Supervisors, at no cost to the County,
approximately 19 acres of land identified as Off-Site Athletic Fields Site, in the location
as generally shown on the Off-Site Public Use Sites Exhibit, said Off-Site Athletic
Fields Site also being identified as portions of GPINs 7496-19-4118 and 7496-29-2826.
The final configuration of the Off-Site Athletic Field Site may be modified with County
approval. The Applicant shall tender a Special Warranty deed for conveyance of the
Off-Site Athletic Fields Site in fee simple to the County prior to issuance of a building
permit for the 500" residential unit on the Property.
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The Applicant shall provide a primary and secondary recreation amenity area for the
residential units on the Property, in the general locations shown on the MZP, except that
the Applicant shall have the flexibility to relocate the secondary recreation amenity to
Land Bay L or M. Collectively, the amenities shall include, at a minimum, two (2)
swimming pools, a clubhouse with community meeting space/multi-purpose room,
fitness room, two (2) courts, which may be tennis and/or multi-purpose, and two (2) tot
lots. The location of the amenities shall be determined by the Applicant at the time the
final site plan for each amenity area is submitted. The tot lots and courts may be
located at the recreation amenity areas or at other locations within the community as
determined by the Applicant. The two (2) swimming pools shall include one which will
be a minimum 6-lane, 25 meter pool and a second, which may be smaller and of a
"leisure pool" design. The tot lots shall include playground equipment and a bench (or
benches), with the final equipment design to be determined at final site plan. A site
plan for the 6-lane, 25 meter pool and a clubhouse shall be reflected on a final plan to
be filed prior to or as a part of the final site/subdivision plan that results in the 350"
cumulative residential unit on the Property and said facilities shall be constructed and
available for use at the time a building permit is issued for the 500™ residential unit on
the Property. A site plan for the second pool and bathhouse shall be reflected on a final
plan to be filed prior to or as a part of the final site/subdivision plan that results in the
500" cumulative residential unit on the Property and said facilities shall be constructed
and available for use at the time a building permit is issued for the 750™ residential unit
on the Property.

The Applicant shall make available memberships for use of the recreational amenities
referenced in Proffer #31 above to the residents of the Amberleigh Station, Silver Leaf
and Lanier Farms subdivisions (identified with Prince William Geographic Subdivision
Identification Numbers 7496-42-2652, 7496-42-2145, 7496-33-5084, 7496-34-9051,
7496-23-8164, 7496-33-9296, 7496-85-8138, 7496-85-1274 and 7496-84-4647). Said
memberships shall be made available on an individual lot basis to all residents of these
subdivisions through the respective homeowners associations for a minimum two year
commitment at a time. There shall be no capital contribution for such memberships,
however the annual membership fee may be more than is paid by the residents of Stone
Haven (not to exceed 150% of the fee paid by Stone Haven residents), but will be
determined based only on that portion of the Stone Haven residents' owners association
fee associated with the recreational facility. The management and enforcement of this
proffer obligation shall be the sole responsibility of the owners association established for
the residential portion of the Property.

The Applicant shall provide a network of pedestrian facilities throughout the Property in
accordance with the following:

a. The primary pedestrian facilities on the Property shall be provided as generally
shown on the Transportation Plan and as further described in the Design
Guidelines, and shall be constructed at the time of and as a part of each respective
final subdivision/site plan.



Neighborhood sidewalks or trails shall be provided on both sides of all
subdivision streets within the residential neighborhoods on the Property (except
for University Boulevard and Rollins Ford Road), unless otherwise waived or
modified by the Prince William County Department of Transportation.

A minimum ten foot (10') wide Class I shared use path shall be provided along
one side of University Boulevard and Rollins Ford Road within the dedicated
right of way as shown on the Transportation Plan. Construction of said trails shall
occur at the time the adjacent road is constructed.

A network of scenic community trails, consisting of approximately two (2) miles,
shall be provided within Land Bays C and K, subject to approval by the County
and issuance of any required local, state or federal permits. A conceptual layout
depicting the general location of the open space trail network is shown on the
Transportation Plan, with the final location to be determined based on more
detailed engineering and design. The final plan for the trail improvements shall
be subject to the review and approval of the County. Said trail network shall be
subject to the following requirements:

(D) Trails shall be a minimum of six feet (6') in width;

(2) Existing trails/paths may be utilized but a reasonable effort will be made
to locate the trails outside the limits of the existing 240' power line
casement, as generally shown on the Transportation Plan, with the
exception of crossings to provide trail connections into the land bays;

(3) Trails shall be natural surface to the extent reasonably possible;

4) A minimum of six (6) trail connections into adjoining land bays shall be
provided, one of which shall be provided to Land Bay B;

(%) The southern terminus of the trail in Land Bay K shall be extended south
either through the Property or through off-site pedestrian access easements
to provide for a connection to Linton Hall Road and the sidewalk to be
constructed along Linton Hall Road in accordance with Proffer #9;

(6) The northern terminus of the trail in Land Bay C shall provide for a
connection to Wellington Road provided the shared use path has been
constructed along Wellington Road by the time the design of such trail is
provided to the County for approval; and

(7) The trails shall be provided by the time a building permit is issued for the
500" residential unit on the Property and the deed is tendered to the
County for the conveyance of Land Bays C and K.
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& Subject to County approval, a pedestrian connection shall be provided from Land
Bay M to the common property boundary with the adjacent neighborhood
commercial development known as Bristow Commons, located at the intersection
of Devlin Road and Linton Hall Road and identified with Prince William County
GPINs 7496-50-8750 and 7496-60-1866. The exact location of said connection
shall be determined at the time a final subdivision plan is submitted for that
portion of the Property located adjacent to the said neighborhood retail center.

A minimum of seven (7) neighborhood parks shall be provided on the Property, the final
location of which shall be determined by the Applicant at the time of Preliminary Plan.
Said parks may consist of Tree Save Open Space Areas, as identified on the Open Space
Plan, community greens, pocket parks and the like, provided each such park shall be a
minimum area of 12,000 square feet.

ENVIRONMENTAL

The Applicant shall make a monetary contribution to the Prince William Board of County
Supervisors in the amount of $75.00 per acre to conduct water quality monitoring, stream
restoration projects and/or drainage improvements. Said contribution shall be paid prior
to and as a condition of the approval of each respective final site plan, based on the total
acreage reflected on each site/subdivision plan.

Those areas identified on the Open Space Plan as Tree Save Open Space Areas shall be
located in common areas owned and controlled by the owners association and shall
remain substantially in their existing natural undisturbed condition except for the removal
of noxious vegetation (such as poison ivy) or dead/dying trees and vegetation, invasive
and/or exotic plant material and trash. A tree preservation plan for the trees located
within each said area and identified on the Open Space Plan shall be prepared by a
certified arborist and shall be submitted to the Prince William County Watershed
Management Division for review. The tree preservation plan shall be in accordance with
the Prince William County DCSM and shall be submitted for each such area with the first
final plan impacting each such area.

Those areas identified on the Open Space Plan as Natural Open Space Areas shall
remain in their natural undisturbed condition with the exception of clearing, grading and
other land disturbing activity required for the installation and maintenance of the gravity
sanitary sewer trunk line within Land Bays C and K as generally shown on the Utility
Plan, pedestrian trails, the pedestrian connection to be provided in accordance with
Proffer #32.e above, installation and maintenance of low impact development techniques
as may be approved by the County and supplemental planting as approved by the County.
The property owner shall have the right to prune and remove objectionable vegetation,
such as poison ivy, poison oak, etc. as well as damaged and/or diseased vegetation.

The Applicant shall utilize, to the extent reasonably feasible, low impact development
("LID") techniques in combination with traditional stormwater management techniques
to manage stormwater runoff. LID techniques may include, but shall not be limited to,
bio-retention facilities, grass swales, sheet flow to conserved open space, infiltration
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trenches and permeable pavement. For purposes of ensuring coordination of final
site/subdivision plans with the LID techniques, the Applicant shall have a preliminary
meeting with representatives of the County (Department of Public Works, Watershed
Management Branch) prior to the submission of the first final site/subdivision plan to
determine the locations and specific techniques to be utilized, where feasible.

Prior to the approval of the first final site/subdivision plan for residential or
nonresidential development on the Property, the Applicant shall prepare and submit for
County review and approval a stormwater management master plan for the Property.
Said plan shall show the general locations and sizes of proposed facilities. Upon
approval of the said stormwater management master plan, each subsequent final
site/subdivision plan shall incorporate the final design of the stormwater management
facilities that implement the approved master plan for the drainage area covered by each
such site/subdivision plan. For purposes of ensuring coordination of final
site/subdivision plans with the master stormwater management plan, the Applicant shall
have a preliminary meeting with representatives of the County (Department of Public
Works, Watershed Management Branch) prior to the submission of each final
site/subdivision plan. The approved stormwater management master plan may be
amended, as needed, by mutual agreement between the Applicant and the County.

The Applicant shall survey the areas identified in the memorandum to the Prince William
County Department of Public Works, Watershed Management Branch, prepared by
Wetland Studies and Solutions, Inc. and dated March 17, 2014 (being an approximately
1.5 acre area located within Land Bay F and an approximately 11 acre area located within
the power line easement in Land Bay C) for purposes of determining whether the earleaf
foxglove or stiff goldenrod exist on the Property. The results of the survey (which shall
be performed during the appropriate time of the year) shall be provided to the Watershed
Management Branch for review prior to the conveyance of each parcel to the County as
set forth in these proffers.

In the event the survey determines that the earleaf foxglove and/or stiff goldenrod are
located in Land Bay F and/or Land Bay C, the Applicant shall provide a management
plan for said plant species prior to the approval of the first site plan in each respective
Land Bay, which management plan may include transplantation to appropriate habitat
elsewhere on the Property, the development or management of other arcas on the
Property as habitat for these species, or preservation of the plant species as determined
appropriate in consultation with the Prince William County Watershed Management
Branch and the Virginia Virginia Department of Conservation and Recreation staff.

The existing intermittent stream located in Land Bay F, identified as Intermittent Stream
Buffer Area on the Open Space Plan, shall be preserved except for road/travelway
crossings at the westernmost end of the stream and a crossing that may be provided for a
pedestrian connection between fields at the high school. A fifty foot (50") wide buffer
shall be provided on both sides of the stream. The property owner shall have the right to
prune and remove objectionable vegetation, such as poison ivy, poison oak, etc. as well
as damaged and/or diseased vegetation.
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LIBRARIES

The Applicant shall make a monetary contribution to the Prince William Board of County
Supervisors in the amount of $812.00 per single family detached residential unit and
$805.00 per single family attached residential unit constructed on the Property to be used
for library purposes. Said contribution shall be paid prior to and as a condition of the
issuance of an occupancy permit for each said unit constructed on the Property.

FIRE & RESCUE

The Applicant shall make a monetary contribution to the Prince William Board of County
Supervisors in the amount of $1,053.00 per single family detached residential unit and
$974.00 per single family attached residential unit constructed on the Property to be used
for fire and rescue purposes. Said contribution shall be paid prior to and as a condition of
the issuance of an occupancy permit for each said residential unit constructed on the
Property.

The Applicant shall make a monetary contribution to the Prince William Board of County
Supervisors in the amount of $0.61 per square foot of nonresidential gfa, excluding
parking structures, to be used for fire and rescue purposes. Said contribution shall be
paid prior to and as a condition of the issuance of a building permit for each
nonresidential building constructed on the Property and the amount paid shall be based
on the gfa reflected on each building permit.

SCHOOLS

The Applicant shall dedicate, and convey in fee simple, to the Prince William Board of
County Supervisors, at no cost to the County, approximately 85 acres of land to the
Prince William Board of County Supervisors for use as a high school, said site being
identified as Land Bay F, as Land Bay F is generally shown on the Land Use Plan
("High School Site").  The Applicant may make minor changes to the proposed
property lines of the High School Site in consultation with the Prince William County
School Division staff. The Applicant shall tender a Special Warranty deed for
conveyance of the High School Site in fee simple to the County within sixty (60) days
of receipt of a written request from the County any time 30 days after Final Rezoning of
the Property.

The Applicant shall provide, at no cost to the County or School Board, the following
improvements for the High School Site: (i) the extension of public water and sanitary
sewer to a point along the boundary of the High School Site to allow a connection of
said utilities (excluding connection costs/tap fees), (ii) any necessary easements to allow
for the extension of 3-phase electrical service to the high school (service connection to
be provided by others), and (iii) vehicular access to the High School Site (collectively,
the "High School Improvements"). The vehicular access to the High School Site shall
be provided via the extension of a 4-lane section of University Boulevard and Rollins
Ford Road along the frontage of Land Bay F to the entrances to the High School Site, as
generally shown on the Transportation Plan.
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Subject to the School Board confirmation that the high school is funded and the School
Board is in a position to move forward with the construction of the high school, and
subject to cooperation and coordination with the School Board, within nine (9) months
of Final Rezoning, the Applicant shall file one or more public improvement plan(s) that
include the High School Improvements, and shall pursue County and VDOT approval
of said plan(s) in good faith and with due diligence. Upon County and VDOT approval
of the public improvement plan(s), the Applicant shall commence construction of said
improvements and thereafter pursue in good faith and with due diligence completion of
said facilities.

In the event the County determines that (i) Land Bay B is to be used for a middle school
and (ii) an alternative County controlled site is made available as a replacement for the
"On-Site Athletic Fields Site", then the Applicant shall tender a Special Warranty deed
for conveyance of said property in fee simple to the County within sixty (60) days of
receipt of a written request from the County any time 30 days after Final Rezoning of
the Property. The Applicant may make minor changes to the proposed property lines of
said property in consultation with the Prince William County School Division staff.

Notwithstanding the above, any of the terms and conditions of the school site(s)
conveyance as set forth above may be modified with the agreement of the Applicant,
School Board and the Planning Director, or their respective designees.

AFFORDABLE HOUSING

The Applicant shall make a monetary contribution to the Prince William Board of County
Supervisors in the amount of $250.00 per residential unit constructed on the Property to
be used for the Housing Preservation and Development Fund. Said contribution shall be
paid prior to and as a condition of the issuance of an occupancy permit for each unit
constructed on the Property.

WATER AND SEWER

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

CULTURAL RESOURCES

The existing cemetery on the Property shall be preserved in place. At the time a
subdivision plan is submitted for that portion of Land Bay J depicted with the cemetery,
as shown on the Land Use Plan, the Applicant shall provide a cemetery delineation and
shall preserve the cemetery in accordance with the requirements set forth in the Zoning
Ordinance. However, if the cemetery is located within the boundaries of Site 44PW1594,
which is potentially eligible to the national Register of Historic Places, the Applicant or
qualified professional archaeologist consultant shall consult with the County
Archaeologist prior to the issuance of the first land disturbance permit for any portion of
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the Property located within 300" of the cemetery to prepare a scope of work that does not
adversely affect the archaeology site.

In the event the findings of the Phase I studies submitted to the County indicate that
further investigation is warranted to justify a Phase I or Phase III investigation with
reference to specific locations and/or resources on the Property, the Applicant shall
conduct such Phase II and/or Phase III investigation in connection with such sites and
resources to the extent that they are located on the Property and located in an area
proposed to be disturbed in connection with development of the Property. Prior to the
submission of the site/subdivision plan that includes any such significant site, the
Applicant shall retain a qualified professional archeologist to conduct the Phase II
evaluation and the scope of work shall be approved by the Planning Director or his
designee. All reports shall be submitted to the County prior to the issuance of the first
land disturbance permit in the area that includes any such significant site.

A mitigation plan shall be prepared for each site that has been determined to be
significant as a result of a Phase II survey and is proposed to be disturbed in connection
with development of the Property. The mitigation plan shall be submitted to the County
for review and approval with the submission of the site/subdivision plan for any portion
of the Property that includes any such significant site. Mitigation measures may include
Phase III data recovery. Data recovery shall be carried out by a qualified archeologist
and shall be approved by the Planning Director or his designee. All mitigation
measures shall be completed prior to the issuance of the first land disturbance permit for
any area that includes any such significant site.

Within one (1) year of "Final Rezoning", the Applicant shall curate with the County all
artifacts, field records, laboratory records, photographic records, and other records
recovered and produced as a result of the excavations undertaken in connection with the
Phase I, Phase II and Phase III investigations completed to date which the Applicant has
in its possession, including those artifacts recovered by Cultural Resources, Inc. in 2005
that were returned to the Applicant. Artifacts and records generated from excavations
after the approval of this rezoning shall be curated with the County within three (3)
months after approval of the final report for the specific area or site. All artifacts and
records submitted for curation shall meet current professional standards and 7he
Secretary of the Interior’s Standards and Guidelines for Archeology and Historic
Preservation. The Applicant shall pay to the County a curation fee identical to
VDHR’s curation fee 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.

Prior to the submission of the first site/subdivision plan for those portions of the
Property located within the study area limits as identified on the American Battlefield
Protection Program Maps for the Second Battle of Manassas and the Manassas Station
Operations, the Applicant shall submit a report to the County documenting the archival
research on military activity that may have occurred on each such portion of the
Property related to the respective battle, including a scope of work for metal detection,
if applicable (to be approved by the Planning Director or his designee). In the event the
archeological consultant recommends that metal detection is appropriate, the Applicant
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shall provide metal detection for those area(s) recommended prior to the submission of
the first site/subdivision plan in each such area, as appropriate, and submit a report of
the findings to the County for review and approval. The County shall have 180 days
from receipt of the report to complete its review, after which time the report shall be
considered approved whereupon the Applicant shall have no further obligation with
reference to this proffer.

The Applicant shall retain a qualified professional to write a popular history of the
Property focusing on the inhabitants of the Property during the late 19" through the
mid-20" centuries.  The scope of work shall be approved by the Planning Director, or
designee. A draft of the popular history shall be submitted to the Planning Office for
review, comment, and approval, within one year of approval of the first residential final
site/subdivision plan for the Property. The County shall have 180 days from receipt of
the report to complete its review, after which time the report shall be considered
approved whereupon the Applicant shall have no further obligation with reference to
this proffer. All final products shall be made available to Prince William County for its
use and distribution.

If not disturbed in connection with the development of the Property, the Applicant/owner
and successors in title shall permit, for a period of ten (10) years from the date of Final
Rezoning, the County Archaeologist, or his designee, to conduct archaeological research
on sites 44PW1588 (subject to the restrictions set forth in proffer #19.a), 44PW1589,
44PW1592, 44PW1594 and 44PW1597. Any research data and artifacts recovered from
such sites shall become the property of the County.

MISCELLANEOUS

In the event the monetary contributions set forth in the Proffer Statement are paid to the
Prince William County Board of County Supervisors ("Board") within eighteen (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 this Proffer Statement which are paid to the Board after eighteen (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 eighteen (18) months after the approval of this
rezoning to the most recently available CP1-U to the date the contributions are paid,
subject to a cap of 6 percent (6%) per year, noncompounded.

The Applicant reserves the right to retain (or obtain at no cost in the future) necessary
temporary and permanent grading, slope, construction, utility, signage, drainage,
stormwater management, access easements or such other development easements and
public road right of way on all public use parcels which are dedicated to Prince William
County, provided said easements and right of way do not in substance preclude
development or use of the property for the intended public purpose. Additionally, the
Applicant may use Land Bay F for temporary construction equipment storage and/or dirt
stockpiling until such time that the County and/or School Board notifies the Applicant
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that the first site disturbance permit is issued for Land Bay F, at which time the Applicant
shall remove any such items within a reasonable period of time.

Acceptance and approval of this rezoning application by the Board of County
Supervisors authorizes the location and provision of those public uses and facilities
referenced on the MZP and/or in this Proffer Statement, the extension and
construction of water and sewer lines, any phone, electric, cable and gas facilities and
facilities, trails and roads necessary to serve this Property pursuant to the Virginia
Code §15.2-2232 and the Prince William County Code §32-201.11 as being in
substantial accord with Prince William County's adopted Comprehensive Plan. The
general area and location for these uses and facilities, including the school and
public use sites, are as shown on the MZP and referenced in the proffers with the
exact locations to be determined based on final engineering and as approved by
Prince William County. Acceptance of this proffer constitutes approval of the
public uses and facilities and their general locations and thereby excepts said uses
and facilities from further Comprehensive Plan conformity review, except that the
use of Land Bay B as a middle school shall not be exempt from Comprehensive Plan
conformity review and shall be subject to a further review pursuant to the Virginia
Code §15.2-2232 and the Prince William County Code §32-201.11.

WAIVERS/MODIFICATIONS
Waivers and modification

a. Modification of Sections 250.30, 250.31, 250.32, 306.12(4) and 404.04.5 of the
Zoning Ordinance and Sections 802.10, 802.11, 802.12 and 802.48 of the Prince
William County Design and Construction Standards Manual (DCSM) to waive all
internal buffers between uses within the Property and to waive/modify the
Planned Business District (PBD) perimeter buffer as shown on the Buffer Plan.

b Modification of Section 306.20.2 of the Zoning Ordinance to allow less than
thirty percent (30%) of the total area of the Planned Mixed Residential (PMR)
District to be provided as open space, but achieve a minimum of thirty-five
percent (35%) open space overall on the Property (including both the Planned
Mixed Residential and Planned Business Districts).

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

d. Pursuant to Section 700.25 of the Zoning Ordinance, modification of the PMR use
regulations to allow community operated clubhouses, swimming pools and other
recreational facilities on the Property for use of the residents of the development
and others residing outside the development without the need for a special use
permit.

& Modification of Section 306.12 of the Zoning Ordinance to allow the new housing
types and associated development standards as set forth in the Design Guidelines,



the unit types permitted in the PMR based on the respective land bay designations

and/or any other modified housing type as may be approved by the Zoning
Administrator.

Pursuant to Section 250.23.1 of the Zoning Ordinance, modification of Section
25021 of the Zoning Ordinance to permit "Community Entry" and

"Neighborhood Entry" signage as set forth in Proffer #17 and the Design
Guidelines.
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Rezoning #PLN2014-00127, Stone Haven

Brentsville Magisterial District

1. Background is as follows:

A.

Request - This is a request to rezone +/- 717.9 acres from A-1, Agricultural to PMR,
Planned Mixed Residential, and PBD, Planned Business District. The proposal is to
permit development of up to 1,006 residential units consisting of single family
detached (SFD) and townhouse units and a maximum of 1,124,175 square feet of
office/flex/light industrial development. The proposal will rezone approximately
281.5 acres from A-1, Agricultural to PBD, Planned Business District, and +/- 436.4
acres from A-1 to PMR, Planned Mixed Residential. This request is associated with

CPA #PLN2013-00186, Stone Haven.

Stone Haven

Proposed / Site Details

Project Area

717.9 acres &
24 acres (off-site area)

Number of Dwelling Units

Maximum 1,006 residential units
(of that total, the maximum number
townhouses - 301)

Density (residential landbays)

+/-2.58 du/ac.

Residential landbay/acres — Designated
MDR & LDR

+/-3894(LB—G, L J,L & M)

Community Amenities

- Two community parks with trail network
- Two community recreation centers
(clubhouse, pools, courts, tot lots)
-Seven neighborhood parks
(min. 12,000 SF each)

Nonresidential floor area

1,124,175 sq. ft.

BOARD OF COUNTY SUPERVISORS

Maureen S. Caddigan, Vice Chairman
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Nonresidential landbay/acres — Designated +/-72.6 (LB - A & D)
O(F) / M-2
Transportation Improvements Two Comprehensive Plan roads, pedestrian
facilities, bus shelters, etc.
Land Dedication — Designated P/OS
School Site(s) +/-93.3 acres - High School &
improvements (LB — F)
Public Use Facilities +/-35 acres - Active recreation or middle
school (LB — B)
+/-127.6 Recreation/Linear Park
Park
arss (LB—C & K)
+/- s
On-site: Total land dedication i S
(Open Space & Public Use Sites)
Off-Site Facilities +/-5 acres — Park-n-ride commuter parking
lot
+/-19 acres — Active recreation/Athletic
fields
On-site & Off-site: Total land +/-255.9 acres + +/-24 acres =
dedication 279.9 acres
B. Site Location - The site is located on the south side of Wellington Rd., west of Devlin

Rd., and north and east of Linton Hall Rd (see maps in Attachment A). The site is
identified on County maps as GPINs 7496-65-4921, 7496-37-4872(pt), and 7496-35-
1841(pt). The referenced off-site area is identified on County maps as GPINs 7496-
19-4118(pt) and 7496-29-2826(pt).

C. Comprehensive Plan - The site is designated SRL, Suburban Residential Low, FEC,
Flexible Use Employment Center, and ER, Environmental Resource. There is a
companion Comprehensive Plan Amendment (CPA #PLN2013-00186, Stone Haven).

D. Zoning —The site is zoned A-1, Agricultural, in its entirety. The property is located in
the Airport Safety Overlay District (ASOD).

E. Surrounding Land Uses - The site is currently undeveloped except for an electric
transmission line traversing the site from north to south just east of Piney Branch.
Along the north end of the property, the adjacent land uses consist of heavy and light
industrial uses, office and vacant lots. The Jiffy Lube Live event center property is
located to the northwest of the site. Properties to the east of the property largely
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consist of single family detached residential development. On the northeast side of
the property, along Wellington Rd., there are a number of industrial and office/flex
uses. Chris Yung Elementary School is also located on the east side of the property
adjacent to the existing Lanier Farms residential development. On the south side of
the property, the existing development is predominantly residential, consisting of
single family detached and townhouse units. There are also two elementary schools
in the area to the south and west of the site (Bristow Run Elementary and Piney
Branch Elementary, respectively). Bristow Commons Shopping Center, a
neighborhood-serving commercial property consisting of a retail & retail service uses
and secondary office uses, is located to the south of site at the corner of Linton Hall
Rd. and Devlin Rd. To the west, the property is bordered by vacant agricultural and
industrial zoned properties. Further to the west, there is a datacenter use, two
religious institutions, and the Gainesville Middle School property.

1I. Current Situation is as follows:

A. Planning Commission Recommendation - The Planning Commission recommends
approval of the Rezoning #PLN2014-00127, Stone Haven, subject to the proffers
dated August 6, 2014, with the following recommended changes:

e The applicant is requesting to modify the performance standards of the PMR
zoning district to allow a minimum setback of 5 ft. The Planning Commission
expressed concern about this modification particularly in regards to fire safety,
and recommends that the applicant revise the proffers to eliminate proffer 66.f,
thereby requiring a minimum 10 ft. side yard setback. The applicant has
responded by revising the proffers to remove this modification request. The
minimum building setbacks and side yards will be provided in accordance
with the Zoning Ordinance.

e The applicant works to address sound mitigation, with respect to the property’s
proximity to Jiffy Lube Live. At the Planning Commission hearing, the applicant
said that they do not believe the construction of Stone Haven will result in an
increase of noise for existing residential development in the area. However, as of
the date of this report, the Planning Commission’s recommendation remains
unaddressed.

e The applicant revises the proffers to include phasing language for the timing of
construction of the two community recreation amenities. The applicant
responded with triggers requiring completion of the primary facility by the
751° building permit and completion of the secondary facility by the 1,250t
building permit. However, the project has since been revised to reduce the
overall number units to 1,006. As such, the trigger for completion has also
been amended.

e The applicant provides clarification that the open space provided with the project
is in conformance with County standards. The open space provided with the
project is consistent with the definition of open space in the Zoning Ordinance.
The Zoning Ordinance describes open space as follows:
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Open space shall mean the area within the boundaries of a development that is
intended to provide light, air, view and/or a quality or general appearance of
openness, and is designed for scenic, recreational, privacy, or environmental
purposes. In general, open space shall be available for entry on and use by the
residents of the development within which the open space is located, but may include
areas designed to enhance aesthetic amenities, maintain property values and buffer
incompatible uses by preserving natural features and providing landscaping or
screening for the benefit of such residents or residents of neighboring areas. Open
space may include, but shall not be limited to, lawns; decorative plantings; walkways
and trails, active and passive recreation areas, such as tot lots, including permitied
principal and accessory uses; undisturbed natural areas; wooded areas; natural
creeks, streams, lakes and similar water features; manmade lakes designed to be an
attractive development amenity but which may be used for storm water management;
storm water management dry ponds which are landscaped or contain existing trees;
and areas where buffering, landscaping or screening are required by this chapter.

See Attachment B for the staff analysis and Attachment C for the revised proffers,
dated November 2, 2015.

Planning Office Recommendation — The Planning Office concurs with the
recommendation of approval for the Rezoning #PLLN2014-00127, Stone Haven,
subject to the proffers revised dated November 2, 2015, for the following reasons:

e The proposed Master Zoning Plan is intended to implement the Stone Haven
Study that was initiated by the Board and developed through a citizen input
process. Stakeholders concerns were identified through the community planning
process and addressed in the rezoning.

e QGenerally, residential, office/flex, light industrial and open space areas are located
on the property in conformance with the Stone Haven Study.

e The proposal allows for compatible uses within the property and provides uses
consistent with existing adjacent uses. The proposed residential density is
consistent with surrounding residential development along Linton Hall Rd. and
Devlin Rd.

e The proposal includes the construction of two minor arterial road sections
identified in the Comprehensive Plan. The construction of Rollins Ford Rd. and
University Blvd. through the property and through the referenced off site area,
will provide key links and connections within the area and for the region.

e The proposal includes the dedication of two potential school sites. A high school
site will be dedicated as proffered, and a middle school site will be provided if
requested by the School Board and approved through a public facility review.

e Open space will be provided at a minimum of 35% of the project area, including
both active and passive recreation areas to be dedicated the county.

e The proffered Design Guidelines depict high quality architectural form and
provide overall community design principles for the project.
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c. Board of County Supervisors Public Hearing - A public hearing before the Board of

County Supervisors was held on October 7, 2014. At the hearing, the Board deferred
action on the case to a date certain of January 20, 2015 and the public hearing was left
open. At the January 13, 2015 Board of County Supervisors public meeting, the
Board approved a resolution to defer the Stone Haven CPA and REZ cases from the
January 20, 2015 hearing agenda to a date uncertain.

Since the Board’s deferral of the request, the applicant has revised the project as
follows:

Overall project area reduced from 864.2 acres to 717.9 acres. This reduction
includes the removal of the following portions of the project:

o Landbay E - +/-39.7 acre Village Center commercial/retail center
o Landbay H — +/-25.4 acres designated as Parks and Open space

o Landbay I (part) — +/-53.3 acres of landbay I designated for medium
density residential development

o Landbay J (part) — +/-27.6 acres of landbay J designated for low density
residential

Maximum number of units reduced from 1,650 to 1,006. This results a reduction
in the number of maximum number of townhouse units from 775 to 301. If the
property develops with the maximum number of townhouse units permitted, the
allowable number of single family detached units is 705.

Residential unit types limited to single family detached and townhouse units
only. The potential for 164 two-over-two townhouse style multifamily units has
been removed from the project details.

Overall residential density is reduced from 3.3 dwelling units per acre to 2.58
dwelling units per acre.

Increased the area of nonresidential office/flex/light industrial uses in landbays
along Wellington Rd. This resulted in an increase in the maximum gross floor
area for nonresidential development from 1,062,735 SF to 1,124,175 SF.

Reduction in the scope of proffered construction commitments for Rollins Ford
Rd. and University Blvd. Previously the transportation improvements included
full construction (4-lanes) of both roads throughout the property and off-site as
shown on the plan. The revised proffers include construction of the same length
of roadway, but providing a %z section (2-lanes).

Increased pedestrian connectivity with existing commercial/retail development at
the intersection of Devlin Rd. and Linton Hall Rd. (Bristow Commons Retail
center).
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ITI.

IV.

Issues in order of importance are as follows:

A. Comprehensive Plan

I Long-Range Land Use - Is the proposed use consistent with those uses

intended by the Stone Haven Study?

2. Level of Service (LOS) - How does the proposal address the Policy Guide for

Monetary Contributions in effect July 1, 20147

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

C; Other Jurisdictional Comments - Have other jurisdictions raised any issues?

o 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?

E. Timing — When must the Board of County Supervisors take action on this

application?

Alternatives beginning with the staff recommendation are as follows:

A. Approve Rezoning #PLN2014-00127, Stone Haven, subject to the proffers dated
November 2, 2015, found in Attachment C.

1. Comprehensive Plan Consistency Analysis:

a)

b)

Long-Range Land Use - The Stone Haven Master Zoning Plan is
generally consistent with the Stone Haven Study that was initiated by
the Board and developed through a citizen input process. The applicant
has proposed a maximum of 1,006 residential units and 1,124,175 sq.
ft. of nonresidential (Office/flex/light industrial) development. The
landbays allow for uses consistent with the Stone Haven Study and
surrounding uses.

Level of Service (LLOS) — The applicant updated the proffered
monetary contributions to conform to the 2014 policy guide for
monetary contributions. The level of service impacts related to the
request would be mitigated by the proffered monetary contributions as
follows:
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Category: Monetary | Single family - Townhouse - Nonresidential - | Total
Proffers (2014 LOS) | 705 units 301 units 1,124,175 SF
Fire and Rescue $1,053 per unit = $974 per unit = $0.61/sq. ft. = $1,721,285.75
$742,365 $293,174 $685,746.75
Libraries $812 per unit = $805.00 per unit = | N/A $814,765.00
$572,460 $242,305
Housing $250 per unit = $250.00 per unit= | N/A $251,500.00
$176,250 $75,250
Water Quality $75 per acre 717.9 acres N/A $53,842.50
Total $2,841,393.25
Category: 2014 LOS 2014 LOS 2014 LOS Proffered Improvement | Estimated
Nonmonetary | Single family | Townhouse | Total & Land Dedicated Value of
Proffers — 705 units — 301 units Proffers
Parks and $5,591 per unit | $5,144 per $5,489,999 160 acres passive & active $28,031,837
Recreation = $3,941,655 unit = recreation (trails & ball
$1,548,344 fields)
19 acre active recreation (off-
site)
Schools $20,694 per unit | $17,489 per $19,853,459 93.3 acres high school site $24.250,000
=$14,589,270 unit = & associated infrastructure
$5,264,189 (85 acres w/ROW dedication)
Transportation $16,780 per unit | $15,425 per $16,472,825 | Two Comprehensive Plan $18,462,406
=$11,829,900 unit = roads (portion credit),
$4,642,925 pedestrian facilities, bus
shelters, etc.
Total $41,816,283.00 $70,744,243.00
Total Proffer $70,744,243.00 + $2,841,393.25 = $73,585,636.25
Value

Notes: Actual dedicated acreage amounts may be reduced for road dedication and construction.
Dominion transmission line easement traverses the property east of Piney Branch within Passive Recreation area.
RPA & Floodplain assessed at 50% developable land value.

2 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 multiple phone calls and emails from citizens with general questions
and concerns about the proposal. The public response has indicated a strong
public interest for the proposal. At the Planning Commission meeting,
citizens spoke sharing comments on the proposal with the majority of the
speakers being in support of the project. Some of the concerns expressed by
citizens that were not in support include; number of residential units, traffic
concerns, impacts to schools, modification of performance standards, sound
mitigation, quality of open space, and construction timing for community
recreation amenities. In addition, there was a concern regarding the lack of
nonresidential phasing for the project. Citizens that spoke in support of the
project largely focused on the compatibility of proposed uses with existing
land uses, proffered public use sites, active and passive recreation areas,
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construction of new roads, and proposed school site(s). At the Board of
County Supervisors public hearing, similar issues were raised and a
significant amount of testimony both in support of and in opposition to the
proposal was presented.

Other Jurisdictional Comments - The project area is outside the required
notification area of nearby jurisdictions.

Legal Uses of the Property — The property could be developed pursuant to the
proffers associated with this rezoning with uses permitted in the PMR & PBD
zoning districts. 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 from the date the rezoning was accepted ended on October 28, 2014.
However, the applicant made a considerable revision to the request on August
11, 2015, which technically reset the one year time frame to August 11, 2016.
Approval of the rezoning would meet this one-year requirement.

B. Deny Rezoning #PLN2014-00127, Stone Haven.

1.

Comprehensive Plan

a) Long-Range Land Use - If the application is denied, the land use
designation of the site would remain SRL, Suburban Residential Low,
FEC, Flexible Use Employment Center, and ER, Environmental
Resource, and the zoning classification would remain A-1,
Agricultural.

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 multiple phone calls and emails from citizens with general questions
and concerns about the proposal. The public response has indicated a strong
public interest for the proposal. At the Planning Commission meeting,
citizens spoke sharing comments on the proposal with the majority of the
speakers being in support of the project. Some of the concerns expressed by
citizens that were not in support include; number of residential units, traffic
concerns, impacts to schools, modification of performance standards, sound
mitigation, quality of open space, and construction timing for community
recreation amenities. In addition, there was a concern regarding the lack of
nonresidential phasing for the project. Citizens that spoke in support of the
project largely focused on the compatibility of proposed uses with existing
land uses, proffered public use sites, active and passive recreation areas,
construction of new roads, and proposed school site(s). At the Board of
County Supervisors public hearing, similar issues were raised. At the Board
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of County Supervisors public hearing, similar issues were raised and a
significant amount of testimony both in support of and in opposition to the
proposal was presented.

Other Jurisdictional Comments - The project area is outside the required
notification area of nearby jurisdictions.

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 from the date the rezoning was accepted ended on October 28, 2014.
However, the applicant made a considerable revision to the request on August
11, 2015, which technically reset the one year time to August 11, 2016.
Denial of the rezoning would meet this one-year requirement.

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

approves the attached Ordinance.

Staff: Stephen L. Donohoe, X5282

Attachments

GDP

o Yot I Rol- -2

Area Maps
Staff Analysis

Stone Haven Design Guidelines

Off-Site Public Use Sites Exhibit

Amberleigh Station/Silver Leaf Buffer Exhibit
Environmental Constraints Analysis
Historical Commission Resolution

Planning Commission Resolution
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EXISTING ZONING MAP
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LONG-RANGE LAND USE MAP
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Attachment B - Staff Analysis

Part I. Summary of Comprehensive Plan Consistency

Staff Recommendation: Approval

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

Comprehensive Plan Sections Plan Consistency
Long-Range Land Use Yes
Community Design Yes
Cultural Resources Yoi§
Environment Yes
Fire and Rescue Yes
Housing Yes
Libraries Yes
Parks, Open Space and Trails Yes
Police Yes
Potable Water Yes
Sanitary Sewer Yes
Schools Yes
Transportation Yes

REZ #PLN2014-00127, Stone Haven
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Attachment B - Staff Analysis

Part II. 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 Jiffy Lube Live Event Center, El M/T, M-2,
Heavy and light industrial M-1, B-1,
uses, office & office-flex, A-1
vacant lots

South Single family detached SRL, PL, NC & ER R-4, R-4C,
dwellings, townhouses, R-6, PMR,
pharmacy, retail, child care A-1 & B-2
facility

East Chris Yung Elementary SRL, FEC & ER R-4, M-2,
School, Single family A-1

detached dwellings, industrial
uses (commercial storage,
warehousing, wholesaling,

etc.) & office/flex
West Piney Branch Elementary FEC, EI & PL M-1, M/T,
School, Office/flex, data Oo(M)

center, religious institutions,
Gainesville Middle School &
vacant lots

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.

REZ #PLLN2014-00127, Stone Haven
Page B-2




Attachment B - Staff Analysis

This site is located within the development area of the County and is classified SRL, Suburban
Residential Low, FEC, Flexible Use Employment Center, and ER, Environmental Resource. If the
companion CPA request is approved, the property will be subject to the Stone Haven Study plan
and accompanying Stone Haven Study map. The following table summarizes the uses and densities
intended within the SRL, FEC and ER designations and the proposed Stone Haven Study:

Existing Long Range Land Use Designation:

Long-Range Land Use Land Uses Intended
Plan Classification

The purpose of the Suburban Residential Low classification is to
provide for housing opportunities at a low suburban density. The
housing type in this classification is single-family detached, but up to
25 percent of the total land area may be single-family attached. The
density range in SRL projects is 1-4 units per gross acre, less the ER-,
Environmental Resource-designated portion of a property. Cluster
housing and the use of the planned unit development concept may
occur, provided that such clustering and planned district development
furthers valuable environmental objectives as stated in EN-Policy 1
and EN-Policy 4 of the Environment Plan, the intent stated in the
Cultural Resources Plan and preserves valuable cultural resources
throughout the county.

Suburban Residential
Low (SRL)

(Existing)

Flexi The purpose of the Flexible Use Employment Center classification is
exible Use ; . e .
to provide for areas of employment uses situated on individual sites
or in campus-style “parks.” Primary uses in the FEC classification
are light manufacturing, “start-up” businesses, small assembly
businesses, and office uses (including government offices,
particularly those for Prince William County agencies). Retail and/or
retail service uses shall be considered secondary uses and shall
represent no greater than 25 percent of the total FEC gross floor area
of the project. These retail/retail service uses shall be so located on a
site that their primary purpose is to support the needs of those
employed within that FEC project. Warehousing, wholesale, storage
and/or distribution uses shall also be considered secondary uses
within any FEC project. Outdoor storage shall also be considered a
secondary use and shall be limited to no more than 25 percent of the
land area of the FEC project. Within an FEC-designated project, the
more intense uses shall be located in the core of the area and the less
intense uses (excluding outdoor storage) at the periphery, to act as a
transition between the FEC project and adjacent areas designated or
developed for different uses. Office development in FEC areas is
encouraged to be in accordance with the Hllustrative Guidelines for
Olffice Development, provided as a supplement to the Community
Design Plan chapter of the Comprehensive Plan and available from
the Planning Office.

Employment Center
(FEC)

(Existing)
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Environmental
Resource (ER)

(Existing)

This classification is explained in detail within the Environment Plan.
Therein are located goals, policies, action strategies, and other Plan
components designed to protect the sensitive nature of the identified
resources. Environmental Resources include all 100-year floodplains
as determined by the Federal Emergency Management Act (FEMA),
Flood Hazard Use Maps or natural 100-year floodplains as defined in
the Design and Construction Standards Manual, and Resource
Protection Areas (RPAs) as defined by the Chesapeake Bay
Preservation Act. In addition, areas shown in an environmental
constraints analysis submitted with a rezoning or special use permit
application with wetlands; 25 percent or greater slopes; areas with 15
percent or greater slopes in conjunction with soils that have severe
limitations; soils with a predominance of marine clays; public water
supply sources; and critically erodible shorelines and stream banks
are considered part of the Environmental Resource Designation.

Long Range Land Use Designation per BOCS initiated Comprehensive Plan Amendment
#PLN2013-00186, Stone Haven:

Stone Haven
Study

(Proposed)

Action Strategies

Ls The proposed land uses should be in general conformance with the
Stone Haven Study Land Use Map (Figure 1). The following
designations are identified on the map:

a. Low-Density Residential — Areas with this designation
should be developed with residential uses generally
consistent with SRL and at a density similar to the
adjoining neighborhoods. Employment uses should be
excluded.

b. Low-Density Residential/Open Space — Areas with this
designation should be developed with residential uses
generally consistent with SRL and at a density similar to
the adjoining neighborhoods and open space uses.
Employment uses should be excluded.

C. Transitional — Areas with this designation should be
developed with higher intensity, well-integrated mix of
uses that would provide a transition from the low density
residential uses along Linton Hall Road and the industrial
employment uses along Wellington Road. Uses in this area
could include a mix of residential, commercial, office, open
space, and public facilities uses. Residential density should
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be generally consistent with the standards in the SRM

District.

d. Employment — Areas with this designation should be
developed with a mix of employment uses. Residential uses
should be excluded.

8. Parks and Open Space — Areas with this designation should

be preserved as open space and provide opportunities for
passive recreational opportunities.

i Buffer/Tree Line — This designation indicates areas where
special attention should be given to significant tree
preservation and to providing appropriate buffers along
existing neighborhoods.

The proposed land uses should be compatible with adjacent land
uses. Residential development should not intrude into the
Wellington Road corridor and industrial development should not
intrude into the Linton Hall Road corridor.

Transitional use zones (which could include a mix of medium
density suburban residential, commercial, office, open space, and
public facilities uses) should be established to serve as a buffer
between low density suburban residential and non-residential uses
and to promote mixed use opportunities.

A substantial mix of employment opportunities should be
preserved on the site, particularly along Wellington Road; in
particular provision of industrial uses along Wellington Road
would provide continuity with the industrial nature of the corridor.

Concern regarding school impacts (particularly the need for a new
high school), transportation impacts, and the need for public
facilities (e.g. active recreation, community facilities, etc.) should
be addressed.

Special attention should be given to significant tree preservation
(particularly along Linton Hall Road) and to providing appropriate
buffers along existing neighborhoods.

A substantial contiguous open space area should be preserved
throughout the site utilizing the areas around and between the
Environmental Resource area along Piney Branch and the
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10.

11.

Dominion transmission line easement. Opportunities to connect
this open space with development areas within the project area and
to adjacent communities should be considered.

Direct access to Linton Hall Road should be minimized.

Pedestrian linkages should be provided throughout the
development.

A recreational open space corridor should be provided along Piney
Branch.

A substantial contribution toward the completion of Rollins Ford
Road and University Boulevard should be provided.

Stone Haven
Study Land Use
Map

Figure 1

(Proposed)

e <
3

oy,
4

';n l',"'
: "’f_‘_’"_‘_’ll‘
O
%
»

oy
:"‘.’Il’;;'h
J L7
Bevj:
,‘LQ_, ’7

.
¥

R
=5
=
SIS
sb
I AR

¥
A 3 -.lc,.‘ -
= ~ f St
g S AR
]l[ ' AN 0,.,' JH
NS

=0

£V ra
 Low-Density Residential / Open Space | &F

R
(L Transitional

- IJ Employment

N

o TN
- e'ﬂ
I TTTL o

% Parks and Open Space

” Buffer / Tree Line
A LS i v 3

GRS

[

REZ #PLN2014-00127, Stone Haven
Page B-6



Attachment B - Staff Analysis

Background:

In March of 2013, the Board initiated a comprehensive plan amendment review for the Stone Haven
property. The Board initiated an amendment of the Comprehensive Plan for the property from
SRL, FEC, and ER, to designations consistent with the Stone Haven Study Land Use Map and to
incorporate the additional guidance from the study.

Proposal’s Strengths

o Consistency with the Stone Haven Study Land Use Map - Generally, the rezoning proposal has
located residential, retail/commercial, office, office/flex and open space areas on the property in
conformance with the Stone Haven Study Land Use Map developed with stakeholder input
through a land use study process.

e Use Corridors — As shown on the Stone Haven Study Land Use Map, the project area along
Wellington Rd. will remain an employment area with landbays shown on the MZP to allow
office-flex and light industrial development. Also consistent with the Stone Haven Study Land
Use Map, the landbays along Linton Hall Rd. are proposed for low density residential
development consistent with the surrounding development.

e Zoning Consistency — The requested zoning districts, PMR, Planned Mixed Residential and
PBD, Planned Business District, are consistent with the Stone Haven Study. The PMR is
located primarily on the southern half of the site consistent with the surrounding residential
development while the PBD zoning is planned for the area north of University Blvd.,
establishing nonresidential development potential along Wellington Rd. The proposed zoning
districts allow for the mix of residential and employment development envisioned in the Stone
Haven Land Use Plan. The revised plan does not include the complete area originally
envisioned for the Stone Haven Study Land Use Map.

e Density — The maximum number of units constructed on the property shall not exceed 1,006.
The overall proposed density is 2.58 dwelling units per acre over the residential landbays (LB
G, I, J, L & M). This density is within the envisioned density range for typical suburban low
density residential development in the county.

e Public Use Sites — The proposal includes a dedication of up to +/-255.9 acres (on-site) to be
used as open space and/or as public use sites. This includes landbays intended for passive and
active recreation, schools, and a linear park. A high school site is planned for landbay F and a
middle school site is being considered in the area of landbay B. In addition, the applicant has
proffered to dedicate +/-24 acres located off-site to be used for the construction of athletic fields
and a park-n-ride site.

e Low Density/Open Space Area — The Study Map shows an area designated Low Density
Residential/Open Space. This element of the land use map is implemented in the MZP with
landbay J & H planned for low density residential development and parks and open space. The
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planned density within landbay J is 1.85 dwelling units per acre and a buffer with an average
width of 100 ft. is proffered along existing residential development.

Transitional Area — As shown on the MZP, development in this area will include a mix of
residential unit types and densities in addition to a high school and public use sites. As
proffered, the unit type in this area will be townhouses and single family detached units. The
density within the transitional area is +/-3.73 du/ac., consistent with suburban residential low
density range of 1-4 du./ac.

Employment Area — Approximately 72.6 acres are shown on the MZP that are planned for
office-flex and light industrial development. The uses permitted are those allowed in the O/F,
Office Flex, and M-2, Light Industrial zoning districts.

Open Space Area — A large contiguous open space area is proffered to be dedicated to the
county in landbays C & K. In turn, the area’s environmental features will be preserved while
creating an opportunity for passive recreation/linear park system.

Lots Size - The applicant has proffered to a minimum lot size of 10,000 SF for lots adjacent to
the Amberleigh Station, Silver Leaf and Lanier Farms communities, similar to the lot sizes of
those communities.

Surrounding Use Conformance — Generally, the uses proposed in the landbays are compatible
with the surrounding existing uses. On the north end of the site near Wellington Rd, the
surrounding and planned uses are industrial and office/flex. On the southern end of the site
along Linton Hall Rd., and to the east along Devlin Rd., the proposed residential development is
in keeping with the established residential character of those areas.

Proposal’s Weaknesses

Industrial Land — It should be noted, subject to the CPA, the county’s stock of land planned for
industrial development will decrease by approximately 240 acres. However, as indicated from
the Stone Haven Study, there was little support for office, industrial, or commercial
development along Linton Hall Rd.

On balance, this application is found to be consistent 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
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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.

The development of Stone Haven shall be in conformance with the design concepts and details set
forth in the Stone Haven Design Guidelines. The plan includes illustrative design guidelines for
residential and nonresidential development throughout the property, outlining the various elements
and guiding principles for quality building architecture and providing examples of high quality
building and site design. In addition to building design, the guidelines include details for major
community elements including, neighborhood delineation, housing types, street hierarchy,
community amenities, and open space. The plan also includes illustrative gateway/entry/corridor
design guidelines that recommend streetscaping elements including, monumentation, landscaping,
signage, lighting, street furnishings, and pedestrian connections, that will be incorporated into
project’s gateways and corridors.

Proposal’s Strengths

e Design Guidelines - The development of Stone Haven shall be in conformance with the design
concepts and details set forth in the Stone Haven Design Guidelines. The design guidelines
provide the framework for the intended quality of the development throughout the project.

e Open Space — Open space shall be provided throughout the project in accordance with the Open
Space / Public Use Plan. Open space is provided in several ways including, natural open space
areas, tree save areas, and general open space areas. For the overall project area, the applicant’s
open space tabulation shows approximately 42.5% of this site is proposed to remain as open
space. Although the minimum open space requirement for the area designated as PMR may be
reduced to less than 30% as proffered, the overall open space across the project shall achieve a
minimum of 35% open space. As shown, of the +/-717.9 acres Stone Haven property,
approximately 305 acres will be open space.

o Buffers - Buffers and landscaped area shall be provided on the property in conformance with
the Buffer/Streetscape Plan provided by the applicant and referenced in the proffers. The
applicant shall provide a 50 ft. landscape area along Linton Hall Rd. and construct a 4-6 ft. tall
berm along landbay J. In response to community feedback expressing interest for buffers, the
applicant has committed to providing a buffer with an average width of 100 ft. along the
adjacent residential communities of Amberleigh Station and Silver Leaf. The buffer shall be
provided in conformance with the attached buffer exhibit entitled, Amberleigh Station and
Silver Leaf Buffer Exhibit.

e Pedestrian Links/Trails — The applicant has provided a network of trails, sidewalks, and scenic
community trails throughout the project. The pedestrian network allows for connections within
the property and provides linkages to existing trails and sidewalks in the neighboring
communities. The details for the proffered improvements are as follows:

University Boulevard and Rollins Ford Road — As proffered and shown on the
Transportation and Pedestrian Network Plan and within the Design Guidelines, the applicant
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will construct Class I trails and 5 ft. wide sidewalks associated with University Blvd. and
Rollins Ford Rd. throughout the property.

Linton Hall Road - As proffered and shown on the Transportation and Pedestrian Network
Plan and within the Design Guidelines, the applicant will construct a 5 foot wide sidewalk
along the property frontage with Linton Hall Rd. (landbays J & M). This sidewalk
construction will reduce the gaps along this portion of Linton Hall Rd. where sidewalks do
not exist while connecting to the existing sidewalk along Piney Branch Elementary and
along a portion of the Amberleigh Station neighborhood. With the revised MZP, the
sidewalk construction from Rollins Ford Rd. northward along Linton Hall Rd. is an off-site
proffered improvement.

Wellington Road — As proffered and shown on the Transportation and Pedestrian Network
Plan, the applicant shall construct a Class I trail along a portion of the property frontage
with Wellington Rd. (landbay A).

Neighborhood Sidewalks & Trails — As proffered, the applicant will provide pedestrian
facilities on both sides of all subdivision streets within the residential neighborhoods.

Scenic Community Trails — As proffered and shown on the Transportation and Pedestrian
Network Plan and within the Design Guidelines, the applicant will provide trails throughout
the open space corridor consisting of landbays C & K that stretch from Wellington Rd. on
the north end of the site to the southern reach of the property near Linton Hall Rd. The
applicant will ensure that the connection of the scenic community trail is made with the
proposed sidewalk along Linton Hall Rd. This is an important connection in linking the
Stone Haven trail network to the surrounding community trails and County trail network.

e Bicycle Racks — As proffered, the applicant will provide bike racks in strategic locations
throughout the property.
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e Owners Associations — As proffered, throughout the development of Stone Haven, multiple
owners associations will be established to oversee the on-going maintenance of common areas
throughout the development.

Proposal’s Weaknesses

e None identified.

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 I 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.

This project area was surveyed for archaeological resources in 2005 during the review process for
the Brentswood rezoning, PLN2005-00357. The report titled, A Phase I Cultural Resource Survey
of the Hunter Tract, Prince William County. Virginia, revised February 21, 2006 (Zawacki et al
2006), identified multiple archaeology sites within the rezoning area.

Proposal’s Strengths

e Archaeological Study - A Phase I study has been completed for this site. The County has
provided recommendations for treatment of identified sites by requiring further archaeology
work in the form of a Phase II/III or complete avoidance. The applicant has proffered further
archaeology as recommended.

REZ #PLLN2014-00127, Stone Haven
Page B-11



Attachment B - Staff Analysis

Cemetery — The applicant has proffered to preserve the cemetery in landbay J in place. At the
time of subdivision plan review, the applicant shall provide a cemetery delineation and shall
preserve the cemetery in accordance with the requirements set forth in the Zoning Ordinance.

Curation — The applicant has proffered to curate all cultural resource artifacts found on the site
with the County in accordance with current professional standards.

Proposal’s Weaknesses

e 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 (ECA). The ECA includes
information of the mapped Resource Protection Area (RPA), wetland delineation, and on-site
Perennial Flow Determination (PFD). This site has ER (Environmental Resource) area, includes
RPA, 100-year floodplain, and slopes 15% or greater. The site has an approved PFD (#13-00146)
and an approved Preservation Area Site Assessment (PASA) (#14-00112).

This 717.9 acre site is predominantly wooded. The site does contain perennial (tributary to Rocky
Branch) and intermittent streams on-site. Several forest cover types have been identified, including
mature hardwood forests. The applicant provided an Open Space and Public Use Plan that
identifies natural open space areas on the property. The applicant’s plan includes two landbays
(landbay C, K) that will be designated as P/OS, Parks and Open Space to be used for passive
recreation and a linear park. This area consists of approximately 127.6 acres of natural open space
that will remain undisturbed with the majority of the area being dedicated to the County as
permanent open space and linear park area. In addition, the applicant has identified tree save open
space areas that will remain substantially in their existing natural undisturbed condition. For these
identified areas, the applicant shall prepare a tree preservation plan to be submitted to the Prince
William County Watershed Division for review in association with each site plan submitted for the
property. The applicant is seeking a waiver of the minimum 30% open space requirement in the
PMR; however, staff supports the reduction because for the overall project area, the applicant is
providing a minimum of 35% open space between the PMR and PBD zoned areas. This is in
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excess of the 20% open space requirement for the PBD and the 30% requirement the PMR zoning
district. The applicant shall survey two areas that were identified as potential rare plant species
habitat. If the survey determines that rare plant species do exist in these areas, the applicant shall
provide a management plan in consultation with Watershed Management and the Virginia
Department of Conservation and Recreation.

This site is located in Subwatersheds #244, 246 & 260, which flows into Rocky Branch in the
Broad Run watershed. Stormwater management will be addressed for each phase of development
as determined at site plan review.

Proposal’s Strengths

Open Space — For the overall project area, the applicant’s open space tabulation shows
approximately 42.5% of this site is proposed to remain as open space. Although the minimum
open space requirement for the property may reduce to 35%, this still exceeds the minimum
Zoning Ordinance requirement of 30%.

Rare Plant Habitat - The applicant has proffered to survey two areas that were identified as
potential rare plant species habitat. If the survey determines that rare plant species do exist in
these areas, the applicant shall provide a management plan in consultation with Watershed
Management and the Virginia Department of Conservation and Recreation.

Streams — The streams throughout the property are generally being left undisturbed. The
perennial streams that exist in landbays C, K are designated as natural open space areas that
will be permanent open space. The applicant has proffered to provide a 50 foot buffer on both
sides of the intermittent stream that extends into landbay F. Landbay F is designated for public
use for the development of a high school.

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.

Tree Preservation — As proffered, the applicant is to prepare a tree preservation plan to be
submitted to the Prince William County Watershed Division for review in association with each
site plan submitted for the property.

Stormwater Management — As proffered, the applicant shall prepare a stormwater management
master plan for the property. Each site/subdivision plan shall incorporate the final design of the
stormwater management facilities that implement the SWM master plan.

Proposal’s Weaknesses

None identified.
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On balance, this application is found to be consistent 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.

The site is closest to the Linton Hall Fire and Rescue Station #25. The Linton Hall Station is
currently operating within the recommended standard of having fewer than 2,000 incidents per
tactical unit at this station. It is estimated that the majority of the site is located within the
recommended 4.0-minute response time for fire suppression and basic life support. It is also
estimated that the response time for this site would be within the recommended 8.0-minute response
time for advanced life support. The road construction associated with this proposal should decrease
the response time to points on the northern portion of the property. The Prince William County
Department of Fire and Rescue has reviewed the rezoning application and offered no further
comment on the request.

Proposal’s Strengths

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

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

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

e Station Workload — The number of incidents per tactical unit for the closest station is within the
recommended standard.

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 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 provide a monetary contribution to the
Housing Preservation and Development Fund.

Proposal’s Weaknesses

e 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 Bull Run Regional Library located at 8051 Ashton
Avenue in Manassas. It is estimated that the proposed development will generate a need for
additional library space and volumes of books and periodicals. The applicant has proffered a
monetary contribution in conformance with the Board’s 2014 monetary policy.

Proposal’s Strengths

e Level of Service - The applicant has proffered to provide monetary contributions for the
residential units in accordance with the policy guidelines. The Prince William County Public
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Library System has reviewed the rezoning request and believes the application meets the LOS
standards.

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 Bridlewood — Rocky Branch Park (site)
Regional Prince William Golf Course
Linear and Braemar Linear Park
Resource-Based
Trails Broad Run Recreational Corridor

The applicant shall dedicate to the Prince William Board of County Supervisors, at no cost to the
County, approximately 127.6 acres of land, for the use as linear park/open space/passive recreation
purposes, trails, boardwalks, wildlife management structures, observation decks, informative signs.
The applicant will also dedicate at no cost of the County, approximately 35 acres of land to be used
for parks and recreation purposes for the development of athletic fields. An additional +/-19 acres,
outside of the project area, will be dedicated to the County, for the construction of off-site athletic
fields as referred to in the proffers.
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Within the 127.6 acres to be dedicated and conveyed to the County for passive recreation purposes,
consisting of Land Bays C and K, the applicant shall construct a network of 6 foot wide scenic
community trails, consisting of approximately two (2) miles. A conceptual layout depicting the
general location of the open space trail network is shown on the Transportation Plan. A minimum
of six (6) trail connections into the adjoining land bays shall be provided, one of which shall be
provided to Land Bay B, where the on-site active recreation is envisioned. In the southern portion
of the site in Land Bay K, the trail will extend southward either through Landbay M or through off-
site pedestrian access easements to provide for a connection to Linton Hall Road and the sidewalk
to be constructed along the Linton Hall Road frontage of Land Bay M. The northern terminus of
the trail in Land Bay C shall provide for a connection to Wellington Road provided the shared use
path has been constructed along Wellington Road by the time the design of such trail is provided to
the County for approval.

The applicant has proffered to provided two community recreation centers. The applicant shall
provide a primary and secondary recreation amenity area in the general locations shown on the
Master Zoning Plan. Collectively the amenities shall include, at a minimum, two (2) swimming
pools, a clubhouse with community meeting space/multi-purpose room, fitness room, four tennis
and/or multi-purpose courts and three tot lots. The tot lots and courts may be located at the
recreation amenity areas or at other location within community as determined by the applicant. The
two swimming pools shall include one which will be a minimum 6-lane, 25-meter pool, and a
second, which will be either a 6-lane, 25-meter pool or similar sized leisure pool. A minimum of
seven (7) neighborhood parks shall be provided throughout the property. The proffers specify the
construction and completion requirements for the phased development of the two community
facilities. The parks may consist of Tree Save Open Space Areas, as identified on the Open Space
Plan, community greens, pocket parks, provided each such park shall be a minimum area of 12,000
square feet.

Proposal’s Strengths

o Level of Service - The applicant has proffered to dedicate 181.6 acres of land for active and
passive recreation purposes (on-site and off-site. This includes 127.6 acres for passive
recreation including a network of trails, 35 acres for active recreation (athletic field site) and 19
acres off-site for athletic fields. The applicant’s proposed improvements are expected to
exceed the total of the typical monetary contribution consistent with the level of service policy
guidelines. The applicant’s revised proffers removed the previously proffered $3 million for the
construction of athletic fields on the property.

e Trails - The Applicant has proposed to construct several trails throughout the development with
at least 6 connections throughout the development with one connecting to Land Bay B.

e Community Amenities — The Applicant has proposed to construction two recreation amenity
areas with will include at a minimum two (2) swimming pools, one of which will be a minimum
6-lane, 25-meter swimming pool, a clubhouse with community meeting space/multi-purpose
room, fitness room, four tennis and/or multi-purpose courts and three tot lots, and seven (7)
neighborhood parks
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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 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.

Proposal’s Weaknesses

e None identified.

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 to the property, but requires construction of off-site facilities. Existing water mains are
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available along Rollins Ford Rd., Linton Hall Rd., Wellington Rd., and adjacent parcels. The
applicant shall design the water facilities shown on the Stone Haven Utility Plan to include, but not
limited to, the 30-inch water main along University Blvd. and the 16-inch and 18-inch mains along
Rollins Ford Rd. Additional water main construction may be required in order to provide required
fire protection hydrant coverage and fire flows.

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.

e Infrastructure Plan — The applicant has proffered the Stone Haven Utility Plan.

Proposal’s Weaknesses

e 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
to the property, but requires construction of off-site facilities. Existing gravity sewer connections
can be made at Linton Hall RD. and adjacent to Amberleigh Station within the Broad Run Sewer
Shed. The applicant shall design the sewer facilities shown on the Stone Haven Utility Plan to
include, but not limited to, the 24-inch gravity main and the removal of the Piney Branch pump
station along Piney Branch Rd. This will combine the Piney Branch Sewer Shed and Broad Run
Sewer Shed.

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
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applicant to design and construct all on-site and off-site sewer utility improvements necessary to
develop the subject use.

o Infrastructure Plan — The applicant has proffered the Stone Haven Utility Plan.

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 capabilities. 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.

Based on annually updated county-wide student generation factors, the proposed change for the
dwelling units, shown on the plan, is projected to generate the following numbers of students.
School-by-school student generation rates can vary by plus or minus 50% in a specific
development:

705 SFD 301 TH TOTAL

Elementary School, grades K-5 207 86 293
Middle School, grades 6-8 110 39 149
High School, grades 9-12 145 47 192
TOTAL: 462 435 634

The reduction in residential units reduces the number of students generated by 375 students.

In view of the residential development currently taking place within the county and the resulting
overcrowding of a number of schools, school assignments and boundaries are subject to change.
However, under the School Division’s 2013-14 districting, students living in this general area will
attend the following schools:
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School Available Space 2015-16 2019-20 2024-25
Capncity Trasller Stm:ent T % Uil Stucsient o Util Stu(sient T % Util
Piney Branch ES 924 0 757 167 81.9% 820 104 89.0% 1,753 -829 190.0%
Gainesville MS 1,233 5 1,381 -148 || 112.0% 1,352 -119 110.0% 1,731 -498 140.0%
Stonewall Jackson HS 2.409 3 2,444 -35 101.4% 3,071 -662 127.5% 4,088 -1,679 169.7%
Additionally, the following schools may be affected by this development:
Available Space 2015-16 2019-20 2024-25
School

Capacity | Trailers | Students +/- % Util | Students +/- % Util Students +/- % Util
Bennett ES 780 0 686 94 87.9% 711 69 91.0% 987 -207 127.0%
Bristow Run ES 780 0 657 164 80.8% 690 90 88.0% 765 15 98.0%
Cedar Point ES 780 0 622 158 79.7% 627 153 80.0% 678 102 87.0%
Ellis ES 626 2 620 6 99.0% 619 7 99.0% 747 -121 119.0%
Glenkirk ES 780 0 745 35 95.5% 1,001 -221 128.0% 1,084 -304 139.0%
Nokesville School 592 0 536 56 90.5% 577 15 97.0% 660 -68 112.0%
Victory ES 852 0 708 144 83.1% 1,003 -151 118.0% 1,108 -256 130.0%
Wood ES 924 1 926 -2 100.2% 1,043 -119 112.8% 1,247 -323 134.9%

Yung ES 924 0 860 264 71.4%
Marsteller MS 1,233 5 1,297 -64 105.2% 1,292 -59 105.0% 1,341 -108 109.0%
Patriot HS 2,053 20 2,766 -713 134.7% 2,777 -724 1353% 3,023 -970 147.3%

The following are comments provided by the School Board dated September 16, 2015, in response
to the revised application:

o The applicant shall dedicate approximately 85 acres of land for use as a high school. The site size
accommodates the full complement of playing fields as constructed at Colgan and Patriot High
Schools.

o The site is needed by January 2016 in order to meet the September 2020 opening schedule. The
proffered commitments facilitate the September 2020 opening.

o Critical access to the site is accomplished with the extension of a 2-lane section of University Blvd. or
Rollins Ford Road, to the entrance to High School site.

o The applicant has proffered the extension of public water and sanitary sewer to a point along the
boundary of the High School site to allow a connection of said utilities.

o The applicant has protfered any necessary easements to allow for the extension of 3-phase electrical
service to the high school.

o The applicant shall work with the School Division’s high school construction schedule to file public
improvement plans that include the high school improvements and commence construction of said
improvements to accommodate the high school construction schedule.

o Atits June 18, 2014 meeting, the School Board authorized swapping the Avendale middle school site
for a middle school site within the Stone Haven development.

o The 35-acre Land Bay B can be used for a middle school (2023) with alternative County controlled
site made available as a replacement.

o As stated in the May 8, 2014 comments, the School Board is satisfied with the revised proffer
commitments, especially considering the proffered School Site was increased to 85 acres and
critical concerns were addressed.

o The School Division’s concerns have been addressed by the applicant and it is the intention of the
School Board to construct a high school on this site with an opening date of September 2020.
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o The applicant states the proffered dedication of land and provision of access and utilities offsets the
LOS monetary contribution for Schools.

o Haymarket Elementary School opened September 2014,

o The Nokesville School opened September 2014,

o Chris Yung Elementary School opened September 2015.

o The Vint Hill Road Elementary School west is scheduled to open September 2023.

o A middle school west is scheduled to open September 2023 in the Linton Hall Road area.

o The 12™ high school is under construction and scheduled to open September 2016 in the mid-County
area.

o The 13" high school is scheduled to open September 2020 in the western County area.

o The 14™ high school is scheduled to open September 2022 in the mid-County area.

Proposal’s Strengths

Level of Service — The School Board is satisfied with the proffered dedication of +/-85 acres for
a school site. As proffered, the applicant will dedicate 85 acres (Landbay F), at no cost to the
County, to the Board of County Supervisors and provide development preparation
improvements including extension of public water and sewer, provide necessary easements for
electrical service, and provide vehicular access to the site. It is the intent of the School Board to
construct a high school on this site.

Future Schools — Chris Yung Elementary School, located on the east side of the Stone Haven
property, opened in September of 2015. A middle school in the Linton Hall Road area is
planned to open in September 2023. As proffered, the School Board may use a portion of the
site to develop this planned middle school. The 12™ high school is currently under construction
and is scheduled to open in 2016. The 13™ high school, for which Landbay F is being dedicated
for, has a planned opening date of 2020. The 14" high school is scheduled to open September
2022 in the mid-county area.

High School Site — As proffered and shown on the plan, the applicant will dedicate and convey
fee simple to the Board of County Supervisors, approximately 85 acres to be used as a high
school. Conveyance shall be tendered within 60 days from written request from the county
anytime 30 days after final rezoning.

Infrastructure — The applicant shall be responsible for extending public water and sewer,
conduit infrastructure and roads to the school.

Middle School Site — If determined at a future time, subject to the public facility review process,
landbay B may be used for a middle school. Landbay B is a +/-35 acre site that is shown on the
Stone Haven Land Use Plan as a public use site to be used for active recreation or a middle
school site, as determined by the county.

Proposal’s Weaknesses

None identified.
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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.

This rezoning presents an opportunity to construct two minor arterials that are identified in the
Thoroughfare Plan of the Comprehensive Plan in Rollins Ford Rd. and University Blvd. These
roads will provide key links and connections within the area and to the region. The applicant has
proposed to construct a half section of University Blvd. (2-lanes) from Devlin Rd., to Progress Ct.,
including on-site and off-site construction. Likewise, the applicant has proposed to build a half
section of Rollins Ford Rd. from the intersection with Linton Hall Rd. to the existing edge of
Rollins Ford Rd. located off-site on the property to the north. Aside from the intersections of
University Blvd. and Devlin Rd. and Rollins Ford Rd. and Linton Hall Rd., there will be no direct
access to the site from Devlin Rd. or Linton Hall Rd. 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:

Roadway Name Number of | Current VDOT | Existing Daily
i Lanes Count LOS
Wellington Rd. (Rt. 674) 2-4 15,000 vpd D
Linton Hall Rd. (Rt. 619) 4 28,000 vpd B
Devlin Rd. (Rt. 621) 2 11,000 vpd D
Limestone Dr. (Rt. 1040) 4 3,500 vpd B

The project, as revised, will result in a 40% reduction in daily trips. The revised project generates a
reduced daily internal trips figure from 4,100 trips to 632 daily internal trips. The net daily trips
generated from the site will be reduced from 31,250 to 18,790 net new daily trips.
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Proposal’s Strengths

Level of Service Improvements - The applicant has proffered to dedicate ROW, construction of
two comprehensive plan roads, off-site road improvements, pedestrian connections and bus
shelter construction. The cost of the transportation improvements are estimated to exceed the
standard per unit monetary contributions for residential units in accordance with the policy
guidelines.

Comprehensive Plan Roads — The applicant has proffered to provide the following road
improvements and include triggers that meet the approval of Planning and Transportation staff:

University Blvd. — The applicant shall dedicate up to 128 ft. of ROW, plus additional width
for turn lanes where necessary. In addition, the applicant shall provide the construction of a
half section of University Blvd. (2-lane divided road) from Devlin Rd., to Progress Ct.,
including off-site construction. The previous version of the project included the full
construction University Blvd. (4-lanes).

Rollins Ford Rd. — The applicant shall dedicate up to 128 ft. of ROW, plus additional width
for turn lanes where necessary. In addition, the applicant shall provide the construction of a
half section of Rollins Ford Rd. (2-lane divided road) from Linton Hall Rd., to the existing
section of Rollins Ford Rd. near Wellington Rd. on the north side of the property. The
previous version of the project included the full construction Rollins Ford Rd. (4-lanes).

Wellington Rd. — Along the property’s frontage of Wellington Rd., the applicant shall
dedicate 64 feet from centerline, plus additional width for turn lanes. Along a portion of the
Wellington Rd. frontage, the applicant shall construct an additional eastbound lane with
right and left turn lanes at the intersection with Piney Branch Ln.

Devlin Rd. — Along the property’s frontage of Devlin Rd., the applicant shall dedicate 64
feet from centerline, plus additional width for turn lanes for future widening. The applicant
will also construct at the intersection of Devlin Rd. and University Blvd.

Piney Branch Ln. - The applicant shall dedicate 33 feet from centerline and construct to a
CI-1 standard from the intersection with Wellington Rd. to the entrance to the property.

Signalization — As proffered, any traffic signals that are warranted associated with intersections
along University Blvd. and Rollins Ford Rd. will be designed and installed by the applicant.

Pedestrian Connections — The applicant will construct a trails and sidewalks associated with
Rollins Ford Rd. and University Blvd. Along Linton Hall Rd., the applicant will construct a 5
foot wide sidewalk across landbays J & M to reduce the gaps along this portion of Linton Hall
Rd. Across a portion of the Wellington Rd. frontage, the applicant shall construct a 10 ft. trail.

Bus Shelter — The applicant has proffered to construct four (4) bus shelters on the property.
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Park and Ride — The applicant has proffered to dedicate, if requested by the county, +/-5.4 acres
located 2 mile west of the property for use as a park-and-ride lot.

Bicycle Racks — As proffered, the applicant will provide bike racks in strategic locations
throughout the property.

Proposal’s Weaknesses

Devlin Rd. Improvements — The applicant has revised the proffer to commit to dedicating the
appropriate right-of-way along Devlin Rd., however the project does not include the
construction of improvements to Devlin Rd. Although this is noted to be a weakness, staff
acknowledges the value in alternatively providing off-site construction of University Blvd. west
of the property to connect to Wellington Rd. via Progress Ct.

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

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:

Nearby Environmental Evaluation Site — The Environmental Protection Agency (EPA) has
evaluated GPIN#7497-62-6700 to address concerns regarding the potential for off-site
contamination through groundwater and surface water flow and determined that off-site
migration is not occurring. Off-site migration of constituents of particular concern (COPC) via
shallow groundwater is not a concern.

Nonresidential Phasing - During the Planning Commission public hearing, concerns were
expressed about the lack of nonresidential phasing that would establish the commitment for
nonresidential uses. Staff shares that concern and has requested that the applicant provide a
nonresidential phasing schedule. As of the writing of this report, the applicant has not provided
a nonresidential phasing commitment.
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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.

e Landscaping - Landscaping/buffering/screening/tree canopy coverage shall meet minimum
requirements of the DCSM as well as the proposed Buffer/Streetscape Plan and proffers.

Agency Comments

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
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Attachment C — Master Zoning Plan — Land Use Plan
dated September 9, 2013, revised November 2, 2015
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Attachment C — MZP — Open Space / Public Use Plan
dated September 9, 2013, revised November 2, 2015
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Attachment C — MZP — Buffer / Streetscape Plan
dated September 9, 2013, revised November 2, 2015

LNT06 GRSt

s}f
&
&
&
y N
&/ LANDBAY D f”
s

LEGEND:

BUFFER TYPES
[SEE PROFFERS & DESKGN GUIDELINES FOR DETALS)

- 50 FT. TYPE 'C* BUFFER

IR -0 e s surreR
eﬂﬂﬂm - AMBERLEIGH STATION / SILVER LEAF
NS BUFFER

SUBDIVISION

STONE HAVEN
BUFFER / STREETSCAPE PLAN

DATE: JUNE 2, 2014 PLN2014-00127
REVISED:

DECOaEn =, 244
s
GRAPHIC SCALE
@ = PAINGE WILLIAM COUNTY, VIRGINA
PAGE 30F 5

REZ #P1.N2014-00127, Stone Haven
Page C-3



Attachment C — MZP - Transportation & Pedestrian Network Plan
dated September 9, 2013, revised November 2, 2015
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Attachment C — MZP - Utility Plan
dated September 9, 2013, revised November 2, 2015
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Attachment D — Stone Haven Design Guidelines

d November 2, 2015

, revise

dated March 14, 2014

Stone Haven
Design Guidelines

Prepared By:

Engineer / Planner / Landscape Architect
Dewberry Consultants LLC
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Stone Haven

Mixed Use Project

Project Overview

Project Overview

*The proposed Planned Mixed Residential District (PMR) and Planned Business District (PBD)
contemplates a mixed-use community comprised of several neighborhoods, each to haveits own
identity within an overall theme to be established for Stone Haven. The residential neighborhoods
will be organized around key community facilities including a high school, majorlinear park and
public athletic fields. The proposed employment components will offer important economic
development opportunities.

*The overall development intentis to position Stone Haven as a cohesive and integraled
community that affords residents an attractive environment to live, play and work.
Neighborhoods provide distinctive enclaves for residents tied to the greater Stone Haven
community through careful site planning and extensive pedestrian and open space connections.
Public uses and spaces will serve as integrating elements within Stone Haven and destination
points for the surrounding communities. Landscapingwill be used to unify and integrate the
neighborhoods, the public uses and the employment components.

*A pedestrian network will be provided throughout Stone Haven to connect the residential
neighborhoods with open space, the linear park and the public use sites. The pedestrian network
will consist of a combination of sidewalks, trails and shared use paths, all of which will be
designed to facilitate pedestrian access between the various uses on the property.

Stone Haven
Design Guidelines A Planned Community

Prince William County, Virginia 7
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Location

Stone Haven is comprised of approximately 718 acres, located between Linton Hall Road, Devlin Road and
Wellington Road. It will provide a strategic planned mixed use district at the northern entry to the Linton Hall
corridor immediately southeast ofthe regionally serving commercial uses associated with the Virginia Gateway and
Promenaderetail areas.

The property is located in the Brentsville Magisterial District of Prince William County, Virginia and consists of the
following parcels: GPINs 7496-65-4921, 7496-37-4872 (pt.), and 7496-35-1841 (pt.).

Stone Haven is located approximately one mile south of the Interstate 66/ Route 29 Interchange and approximately
one mile southwest of the Prince William Parkway.

Vicinity Maps

Stone Haven

Design Guidelines A Planned Community Prince William County, Virginia
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Purpose of Guidelines

The purpose of these Design Guidelines is to establish an overall framework and context for the
implementation of the Stone Haven Community. This includes overall design principles to guide the
incremental development of the community. ‘To this end, the following pages include details

regarding:

B Majorcommunity elements associated with the overall community organization, neighborhood
delineation and infrastructure systems including; vehicular systems, pedestrian networks, and
community and neighborhood open space elements.

- Residential development types and architectural considerations.

B Non residential development types and architectural considerations.

Purpose of Design Guidelines

The guiding philosophy for Stone Haven focuses less on replicaling an architectural theme than in
providing a framework for the development of a variety of complementary uses and spaces to createa
quality, cohesive community with a distinctive presence.

Stone Haven
Design Guidelines A Planned Community Prince William County, Virginia alil
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Park-and-Ride
Site

MIDDLE

Land Use SCHOOL
i
West Park t
25 +/- Acres /
Proposed Lises

olel I [ JoXo

Community Recreation
Amenity

Neighborhood Parks/Greens %
Passive Open Space
Athletic Fields

High School Site

\I.l._l.LlrnlL

VI e
Employment
Fossible Park-and-Ride Site 4
¥ Locations shown are subject to change. ,(wa.mm
Stone Haven
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Neighborhwods

Stone Haven will contain five
(5) distinct residential , {
neighborhoods, \ ; % »% ¥

The neighborhoodsare
delineated based on
physiographic characteristics
of thesite, the extended
alignment of the principal
arterials (University
Boulevard and Rollins Ford
Road), as well as open space
corridors.

I-V Neighborhoods

L
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Guiding Principles
Residential Architecture

Roof Form & Materials

«Slope of major roof must
be 5:12 or above.

*Skylights, roof ventilators
andsatellite equipment
shall be kept to therear roof
elevations.

*Vents, flues, and other
projections through the roof
shall be painted black or
matchroof color.

*Permitted roof materials:
architectural asphalt
shingles, copper, standing
seam metal (to match color
or thehouse) are approved
materials.

Windows & Doors

Materials

“Brick, stone or approved
stone facing shall wrap any
water table elevation on
front.

*Natural or painted brickis
encouraged where
appropriate. Other
approved siding materials
shall include wood or
“hardi-plank clapboard, cut
wood shingles and smooth
vinyl siding where trim
work is built out to
maintaina three
dimensional appearance.

*Window openings shall
not exceed 40% of any
building face.

*Chimneys are encouraged

Porches, Stoops, Decks &
Fences

*Front porches and
covered entries are
encouraged.

*Stoop materials shall be
concrete, brick, stone or
comparablemasonry
finish.

*Fencing of side andrear
yards is permitted.

*Stoops, porches and
clecks may encroachinto
yard setbacks per specific
house type standards
elsewherein this
document.

*Architectural features
such as windows, sills,

Details & Colors /
Materials

*House colors shouldread
as traditional in character
consistent with the
architectural style of the
home.

*MNo more thantwo
dominant wall surface
materials shall be used on
any one side of a
building.

*Thru-the-wall vents are
not permitted on front
facing street facades.

*A minimum of 6” of trim
boardis tobe applied
under the soffits.

*Clapboard or horizontal

Key Map
Residential Areas [ ]

Stone Haven will providea
variety of hometypes and
house styles.

Residential

Principles for Residential Architecture

*Windows and doors anctshall be brick, stone, or chimneys, cornices, eaves, fiber cement siding shall
shouldreflect architechral  stone faced and continue and gutters my extend bea maximum of 6”
style. vertically tothe ground if intoyard setbacks per exposure,
) on front street-side specific house type
*Dormer windows are elevations. standards elsewhere in *Fascia boards shall be
encouraged. this document. deep enough tocarry the
*Limited accent materials gutter and allow a
*On corner lots, if shutters and/or colors may be used minimum of 2” of board
areused on the front to complement the building to show,
elevation, shutters shall be design.
used onside elevations that =Exterior lighting lixtures
are exposed to thestreet, shall complement the
architectural style of the
structure,
Stone Haven
Design Guidelines A Planned Community Prince William County, Virginia 15
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Single Family Dwelling - Detached

80’ — 100" Wide Lot

Minimum Lol Area
Maximum Lot Coverage
Maximum Building Height
Minimum Setbacks
Front Setback to House
Side

Side Lot Line te Detached Garage
Detached Garage to Principal Structure

Corner Lot (Side)

Rear Lot Line to House

Rear Lot Line to Detached Garage
Minimum Lot Width

Nuote:

8,000 Sq. Ft,
45
35 Ft,

20 FL.
10 Ft.
5Ft
5Tt
20 Fr.
20 Tt
5Ft

80 Fe.

*  Rear yard privacy fencing and decking is intended to be placed

in the rear vard area

®  Decks may encroach up to 15 into the rear yard

*  Architectural features such as windows, sills, chimneys,
cornices, eaves, and gutters, but excluding cantilevers may
project up to 3’ into any required yard or setback.

*  For Single Family homes only, front porches or stoops can

encroach 5” into the front yard setback.

Note: The residertial elevations contained on this page are intended fo convey the generdl chara ter and scale of the subjec £ howse fype only.

Final architectural styles and ex terior elevations are subject to change.
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Single Family Dwelling - Detached

70" Wide Lot

Minimum Lot Area
Maximum Lot Coverage
Maximum Building Height
Minimum Setbacks
Front Setback to House
Side
Side Lot Line to Detached Garage
Detached Garage to Principal Structure
Comer Lot (Side)
Rear Lot Line to  House
Rear Lot Line to Detached Garage

Minimum Lot Width

Note:

*  Rear yard privacy fencing and decking is intended ta be placed

in the rear yard area

*  Decks may encroach up to 15 into the rear yard

e Architectural features such as windows,
cormnices, eaves, and gutters, but exchuding cantilevers may
project up to 3" info any required yard or setback.

e For Single Family homes only, front porches or stoops can

encroach 5 into the front vard setback.

7,000 5q. Ft,
45

35 Ft 20—

Lorner

20 Ft.
10 Ft.
5 Ft.
5FL
20 Ft.
20 Fu
5F1.

House Types
- Detached

ing

70 Ft

ly Dwell

ami

sills, chimneys,

Lot Type: Single Fa

Note: Theresidential elevations confained on this page are infended fo convey the peneral charac ter and scale of the subgct house typeonly.
Final architecbwra styles andexterior elevations are subject fo change.

70
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in the rear yard area

Single Family Dwelling - Detached

60" Wide Lot
Minimum Lot Area 6,000 Sq. Ft.
Maximum Lot Coverage A5
Maximum Building Height 35Ft.
Minimum Setbacks
Front Setback to House 20 Ft.
Side 10 Ft.
Side Lot Line to Detached Garage 5FL
Detached Garage o Principal Structure 5 Fr.
Comer Lot (Side) 20 Fu.
Rear Lot Line to House 20 Ft.
Rear Lot Line to Detached Garage 5Ft
Minimum Lot Width 60 Ft.
Note:

*  Rear yard privacy fencing and decking is intended to be placed

¢ Decks may encroach up to 15" inte the rear yard

= Archilectural features such as windows, sills, chimneys,
cornices, eaves, and gutters, but excluding cantilevers may
project up 1o 3" into any required yard or setback,

encroach 5 into the front yard setback.

i i

*  For Single Family homes only, front porches or stoops can

Page D-14
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Single Family Dwelling - Detached

507 Wide Lot o
Minimum Lot Area 4,500 8q. Ft.
Maximum Lot Coverage 40
Maximum Building Height 35 Ft.
Minimum Setbacks
Front Setback to House 20 Ft.
Side 10 Ft.
Corner Lot (Side) 20 F1.
Rear Lot Line to House 20 Ft.
Minimum Lot Width 50 Fr.
Note:
*  Rear yard privacy fencing and decking is intended to be placed
in the rear yard area
*  Decks may encroach up to 15’ into the rear yard
. Architectural features such as windows, sills, chimneys,

cornices, eaves, and gutters, but excluding cantilevers may
project up to 3’ into any required yard or setback,

*  ForSingle Family homes only, front porches or stoops can
encroach 5 into the front yard setback.

Note: Theresidential elevations contaired o thispage are intended to comvey the gencral charaz ter and scale of the subgct kowse type only,
Final architecturd styles andex terior elevations ave subject to change.

STREET

House Types

Lot Type: Single Family Dwelling - Detached

Stone Haven

Design Guidelines A Pianned Community Prince William County, Virginia
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Lot Type: Single

Single Family Dwelling - Attached
36" Wide Townhouse 12

Minimum Building Footprint { per unit) 1000 Sq. Ft Reer e —
um Building Height 35 Ft

wm Yards Deck
Front 18Rt
Side (End Unit) 10 Ft. _
Rear 20 Ft
Minimum Setbacks
20 Ft
Lot Line to Pr 10 Ft. i
Lot Line to Private Travelway (No Parking) 13 Ft. | Gorach
Corner Lot to Public Street 20 F, _
wun Lot Width 36 Fr. . AWr: I _‘Llfj
Open Space for Development . o |
Using Townhouse Housing Type 30% Hem Front % 1gorive |
= = ] A e ] (i i
Note: e e cerraaa————e L s \\ Y §
. Rows of townhouses may contain up to six (6) dwelling units in Traveiwoy
a group.
. Front setbacks shall be varied a mi 1 of 2 feet for all

townhouse units staggered within a g p Two (2) abutting
units may have the same setback provided no more than four (4)
units in the group have the same setback

¢ Architectural treatment shall vary so that no more than two (2)
abutting units are substantially the same, and so that no more
than four {(4) units in any greup are substantially the same

+  Unroofed dedks may encroach up to 12’ into the rear yard.

*  Architectural features such as windows, sills, chimmneys,
cornices, eaves, and gutters, may project up to 3" into any
required yard and/or setback.

¢ Stoopscan encroach 4" into the front yard setback or side setback
of end units.

. There is no minimum distances required between dwelling units

and associated parking spaces
¢ For an individual section or phase of a multi-phase project, one-
half of the required open space, or 15% shall be provided within
that phase or section. The remaining 15% may be provided on a
project wide basis.
Nete: The residential elevations contained on thispage ave intended te convey the general chavacter and scale of the subject house type only.
Final architectural styles and exterior elevations are subject to change.

Stone Haven
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19t
[ I r
. . ) | ofy Roer L 28 ;
Single Family Dwelling- Attached | _ ﬂ - — ﬁ e | 8 M ,.e
- ok 1. ;
28’ - 30" Wide Townhouse fink T ] B
ol & [ S 3 -
P o
Minimum Buwlding Footprint { per unit) 840 5q. Ft. Stoap w m
Maximum Building Height BR “ u 3 M =)
Minimum Yards | = ol 1 T
Front 15 R Cargge _ Carage i H Bo
Side (End Unit) 10 F Bor, Caroge f Corage I .ﬂ B
Rear W0R oo
Minimum Setbacks - Tyl
Minimum Group Setback 20 Ft. w w
Lot Line tu Private Travelway (Parallel Parking) 10 Ft, D A
Lot Line to Private Travelway (No Parking) 13Ft
Lot to Public Street 20 F. =
Minimum Lot Width MR e
Opea Space for Development
Using, Towilsouse Housing Type 30%
Note: H.“
*  Rows of townhouses may contain up w six (6) dwelling units in
a group. 15
*  Front sathacks shall be varied a minimum of 2 feat for all -n,.
townhouse umts stag pered withun a group. Two (2) abutting &
may have the same selback provided no more than four {4) “
sethack g
*  Ardhitectural treatment shall vary so that ne more than two (2) p
abutting units are substantially the sanw, and so that no more Tu._u
than four (4} unitsin any group are substantially the same. 4
*  Unroofed decks may encroach up 10 127 into the rear yard. ;
s Architeciural features such as windows, sills, nneys, )
ices, caves, and guttecs, may project up to 3 into any v
required yard and/or setback
& Stoopscan endaeach 4’ into the front yard setback or side setback
of end units. Note:
- MHM-M%”-N“”_:“M:_“MHMHW required between dwelling units Hrn.qmm—.mgma._” elevations contriradon tis page
*  For an individual section or phase of a multi-phase project, one- MMMMNM%MN%&NMM”MW%HH& and
half of the required open I be provided within architecturd styles and exterior elevations are
that phase or section. The remaining 15% may be provided on a subgrt to change.
project wide basis.
Stone Hawven

Design Guidelines
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Single Family Dweiling - Attached

22"

24" Wide Townhouse

Mirian Buil ding, Footprint (per unir) 7205 F1,
Maximusn Building Heigin 35Ft
Minimumm Yands

Front Bk

Side (End Unit) 10 Fr,

Rear 20 Fu
Minimum Setbacks ;

Minimum Group Setback 20 F

Lot Line to Private Travelway (Parallel Parking) 10 Fr.
Lot Line to Private Travelway (No Parking) 13F

Lot to Public Street 20 Fe
Manimum Lot Width 22FL
Open Space for Development
Using Townbouse Housing Type 3%
Note:

Rows of townhouses may contain up to six (5) dwelling units in
a proup.

Front setbacks shall be vaniad a munimum of 2 feet for all
townhouse units staggered withina group. Twa (2) abutting
units may have the same setbadk provided ne more than four (4]
units i the groug have the sane setback

Architectural treatment shall vary so that no more than two (2)
abutting units are substantially the same, and so that no more
than Four {4) units in any group are substantially the same.
Unrocfed decks may encroach up to 12° into the rear yard.
Architectural features sach as windows, sills chinmeys,
wornices eaves, amd LUtIErs, may progect up to 3 inte any
required yard sndsor seiback.

Stoops can encroach 4" into the front yard setback or side setback
of end units,

There is no minimum distancss required Between dwelling units
and associated parking spaces.

For an individual section or phase of a multi-phase project, one
half of the required cpen space, or 13% shall be provided within
that phase or section. The remaining 15% may be provided on a
project wide basis.

Note: The residential elevations contained on this page are intended to convey the generdl charater andszale of the subject hovse type only.

Final architectural styles and exterior elevations aresubgct to change.
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Single Family Dwelling - Attached
20" Rear Load Townhouse

Minimum Building Footprint (per unit}
Maximum Building Height
Minimum Yards

Front

Sicle (End Unit)

Rear

Minimum Setbacks
Minimum Group Setback
Lot Line to Private Travelway (Parallel Parking)
Lot Line to Private Travelway (No Parking)
Lot to Public Street

'ww. Te Pubiic

Front Yard RO

10 Fe.

10 Ft.
18 Ft.

—_—— — f— —

20 Ft.
10 Fr.

28" iu!j!.:

13 Ft.
20 Fy,

Minimum Lot Width 20 k.
Open Space for Development
Using Townhcuse ITousing Type 30%

Note:
.

Rows of townhouses may contain up te eight (8) dwelling units
in a group as long as 50% of the groups contain no more than six
(6) dwelling units.

Front setbacks shall be varied a minimum of 2 feet for all
townhouse units staggered within a group. Two (2] abulting
units may have the same setback provided no more than four i4)
units in the group have the same setback.

Architectural treatment shall vary so that no more than two {2)
abutting units are m:#ﬂh:..._.u:u‘ the same, and so that no more
than four (4) units in any group are substantially the same.
Unroofed decks may encroach up te 77 inta the rear yard.
Architectural features such as windows, sills, chimneys,
cornices, eaves, and gultters, may project up to ¥ into any
required yard and/or setback.

Stoops can eneroach 4’ into the frant yard setback ar side setback
of end units.

There is no minimum distances required between dwelling units
and associated parking spaces.

For an individual section or phase of a multi-phase project, one-
half of the required apen space, or 15% shall be provided within
that phase or section. ‘The remaining 15% may be provided on a
project wide basis.
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Non Residential Tlses

Stone Havenwill include
approximately 72 6acresalong
Wellin gton Road foremployment
uses.

Proposed Uises:

. Employment
= O(F) Office [Flex & M-2 Light Ind ustrial:

Research and development centers, office,
institutional, mingmal impact industriad uses, light
industrialmenufacturing, warehousing,
wholesaling and related office andindusirial uses.

SeaL
L g T o, R

o

400 ECC

£
|

1200

\__._
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Non-Residential

Principles for Building Architecture

& Site Design

Employment Centers
Guiding Principles for Non Residential Building Architecture

Office

Industrial
Architecture, Building Materials and Site/Parcel Design

Architecture, Building Materials and Site/Parcel Design

A variety of architectural materials and textures shall be used for
each building facade. Acceptable elevation materials shall include
brick, split faced block, stene, concrete, asphalt shingles, standing,
seam metal roofing or other appropriate material, Limited use of
wood or syntheticwood material my be used for door and
window treatments and architectural elements. Additional
malerials may be substituted subject to review and approval of the
DRC.

Building facacles shall be varied and articulated for visual interest.

Building design shall incorporate either a pitched roof or a parapel
element.

Fascia and trim materials for buildings may be contrasting, but
shall be compatible with the colors used for the buildings.

Doors, window openings and glazing shall be appropriate to the
style of building architecture. Any non-glass doors shall be a
similar color as the building or a similar color as the trip materials
of that building.

Trashareas and dumpsters shall be sereened from view of public
rights of way using materials that are architedurally compatible
with assodated buildings.

Building facades facing major public roadways shall be construced
of brick stone, architectural conerete masonry unit (e.g., regal stone,
split ace, predsion, ground face), precast conarete panels or
architectural melal panels but not concrete block. Exterior
Insulation and Finish Systemsmay be used as a secondary building
material on said facades.

Other materialsmay be used if approved by the Planning Director,
or his designee. In noevent shall such building facades be
predominately constructed of channel/ridged metal panels or metal
siding (vertical or horizontal).

Building walls fadng and visible from major public roadways that
have expanses of building fagade in excess of 150 linear feet shall
contain window openings, faux windows or utilize other
architectural treatments which may indude such vertical features
such as entrances, pilasters, columns, steps, modulation in fagade,
color and material breaks aleng said walls.

Loading and/or outdoor storage areas generally shall be located
behind buildings and oriented away from major public street right
of way(s). Intheevent loading andoutdoor storage areas are
located on the side or front of buildings, said areas shall be sareened
from view of the public rights of way by landscaping, walls, berms,
changes in elevation, and/or fendng.

Trashareas and dum psters shall be screened from view of public
rights of way using materials that are architecturally com patible
with assodated buildings.

Imagescontained on this page are for illustrative purposes only.
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Amenities/Open Space

>2.§n. mﬁuﬂ n
(Athicte Einde) ”

Major Community Open Space I

High School Site I

Neighborhood Open Space ,
Neighborhood Farks |

Community mf.ﬂ.ﬂﬁu.._ﬁn—
%H

Major Community Troils  —

Commusnity Trail aligroment subject to final desigs,

Amenities — Open Space

Stone Haoen
Design Guidelines

A Planned Community

Prince Wilham County, Virginia
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Amenities & Open Space
Community Paris

Muajor Community Parks

Stone Hawen is committed to dedicating 125
acres of land to be preserved as open space
for passive recreational purposes. The
Applicant will construct a trail within the
linear park area which has the potential to
be connected with the Broad Run linear park
facilities and other linear parks in the
corridor

*  1254+-acres along the stream valley.

*  2+-miles of trails along the stream
valley and trail connections to
adjacent neighborhoods (locations to be
determined in conjunction with sitefsubdivision o3 ¢
plans for development adjacent to linear park). =

* AnOverlook andfor Observation Deck along the

Stream Valley.
* Connection to on-site Athletic Fields.
* Connections to Neighborhoods.

Thevaried tervainand
altenafing gpat
meadow, woodland and
sream valley
condifions afford
comnmunidy parkusers
witha variety of
experiences. Park
amenifies mayinclude
semsifively placed park
oueriook, exercise
sations, interpretive
areas and smallerpley
areas alogthetrail
nefuork

Inages contained on this
page are for illustrative
purposes only,
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Images contained on
this pageare for

. A \_\\ llustrative purposes
Id_ < only,

Athletic Fields

Stone Havenwill incorporate a varie ty of openspace and
recreational amenities, both private and public,includingthe
commitment to dedicate two (2} sites for athletic fields  sports
facilitiesand associated parking, The specificfacilitiestobe
provided will be determined inconsultation with

re presentatives from the County.

The on-site athletic facility,consisting of 35+/-acres,is located
adjacentthe proposed northeastportion of the Linear Park and
will be accessible by the linear park trail in addition to
vehicularaccess from Wellington Road.,

The off-site athletic facility, containingapproximately 19acres,
is located on prope rty adjacent Gaineswville Middle School.
This site will have vehicularaccessfrom University Boulevard.

REZ #PLN2014-00127, Stone Haven
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Images contatned ont this
\. pagease jor dlustrative
& . purpozes only.

Major Community Amenity Areas —i

amenity areasare proposed for Stone
Haven.

Central Commumity Center
(Primary Recreation Amenity Ared)

O EastC ommunity Center

Two community centeror commurity — L . K W,
o y - ¢ !

ty Amenity Aveas

Amenitiestoinclude: One of the twio

O Clubhouse, with A poolswithin Stone
= Community Meeting Space/Multi- Havenwillbe q

W“pﬂommmwgmﬂ minivum b-lane,

= 255 oo %
- o 25 meter facility,

0 2 Community Pools

02 Tennis Courts &for Multi-Purpose Courts

O 2Play AreafTotLots ,

30 Stone Haven
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Inages contained on this
page are for il lustrative

Neighborhood Parks

Neighborhood Parks will be generally located to

com plementthe Stone Haven community., They will
provide varied recreationofferingsand serve as focal
elementsaswell as gatheringareas. Neighborhood
Parks will be designed toincorporatea variety of
potentialamenities whichmay include: gazebos, trellis
structures,seating, landscaping tot lotfplay areasand
the opportunity for com munity gardens.

Nate:
Locations of Mei ghborhood
Parksare mx_wu&nmw &0 change.

S TR M AL

o JANRi

Page D-26
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Amenities & Open Space

Neighborhood Open Space and Buffer Aveas

Attachment D — Stone Haven Design Guidelines

dated March 14, 2014

Neighborhood Open Space and
Buffer Areas

Complimentingthe community and neighborhood
parks and recreationfacilities within Stone Haven
are additional opanspace and greenareas within
and betweenneighborhoods. The y provide
transition areas be tweenuses,buffersatthe

com munity ed ges,enhanced strestscapes,
environmental areasand asassociated with storm
water facilities.

LLEMENTARY |
SOl

Enhancementof these areasinclude opportunities
for trail linkages,focalarchitectural elements,
seatingareas,openlawnand play space and water
elements includingfountains.

Images contamed on this
page arefor dlustrafive

purposes only.
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Street Standards

Street Hievarchy

Ny
The hierarchyof the street d
network rewmforces the overall ; A\
organzation of the community. -

W EcouEnTARY

Road/StreetSections

Streets will be arranged to distribute traffic
evenly throughout the community.
Proposed road and shreet sections are
depicted on the following pages.

Minor Arterial =eessss——
ﬂﬁﬂgﬁﬁq Street- Divided ses—
Cornmunity Streets

3 % §
Locatfions and aligrementsmay change based onfinal design and eaginesring. Thelocafion of addifional N
nei ghborhood sivects will be determined in commection with final subdivison plan submittals. -

Street Standards

Stone Haven

Design Guidelines A Planned Community Prince William County, Virginia
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Street Standards
Minor Arterial
University Boulevard & Rollins Ford Road

e L

Section AA

Street Standards

Principle Arterial

Section: Rollins Ford Road s

Subjectto Prince William

Section BB Canty Travspartafion
, : . Lol Themillisobeband andio VDOT Approval(s)
Right of Wey [ | | Ihins the: X PP
18— i e A " Banct Hﬂwn.et:ﬂ&il.e.ﬁ
! dutermined ok e of firal
duslgr.
Landscapesubpct fo
VDOT approval.
Section: University Boulevard p s Brages contained o this
pageare for dlustrative
purposesonly,
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Street Standards

Conmarumity Street
with Median

SECTION

104"

Images contained on this
page are for il lustrative
purposes only.

|Right-of- Way
Median |

Street Standards

ity Street with Median

e iy

C

Stone Haven
Design Guidelines
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Prince William County, Virginia
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Street Standards
Neighborhood Street Residential Private Streets
SECTIONS
noro [ |,
(R
L E——2mae——F I
__ _ Pavement __
| !
I |
_
s Sl |
Sidewalk | o | _Sidewaik
Stone Haven
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Streetscape Considerations

Lighting

Light fixture illuminationwill be
provided from indirect sources suchas
landscape, accent uplighting and down
lighting.

Accent uplighting will be directed only
ontonon- reflective surfaces and must
minimize light pollution of dark skies.

Pole mounted sources shall have a
controlled cutoff reflector and match
public street lighting,

Colored lenses will be generally
prohibited.

Lighting shall be positioned and/or
screened to minimize light spillover to
adjacent sites and communities.

Lighting will be provided within the
community to provide safety and
security. It will alsobeused to highlight
architectural andlandscape features and
illuminate signage.

A single coordinated style of light
fixtures and poles will be provided
throughout Stone Haven Neighborhoods.
Lighting must be in strict conformarnce
with the Prince William County and
VDOT regulations.

Street Lighting will be provided in
various scales and types as appropriate to
the hierarchy of the roadway.

Parking lot lighting shall provide
adequateillumination for security. The
pole and fixture shall be coordinated
with thedesign and color chosenfor
pedestrian fixtures.

Residlential Light Height: Max. 16’
Non-Residential Light Height: Max. 30"

Crosswalks

Street crosswalks should be provided
acrossall public streets, private
vehicular access ways and service
drives. Crosswalks should provide
both clues to the pedestrian and
driver topromote “traffic calming”.
Contrasting paving materials may
denote walks or appropriate painted

Sireet Furnishings /Sculpture / Stone
Features

Thestreet furnishings within each
neighborhood will be coordinated to
insure they provide a unifying
streetside character toreinforce the
identity of “place” and provide a

definitionof public edges andspaces.

Examples

Streetscape

Pedestrian lights areintended to enhance a human scale while
providing adequate illumination for public safety along the
sidewalks and multi-use trails of the community. 14’ -16" high

Bollards Planters

Sculpturemay beused but shall be
appropriate in scale, form and texture. It
shouldnot contain flashing or moving
lights.

Fountains and water features may be
appropriate in pedestrian/ plaza areas.

Stones, rocks and boulders shall be
incorporatedin various locations on the
property as decorative features, where
appropriate.

Stone shall be incorporated as a decorative
element at the University Boulevard
crossing of Piney Branch where feasible (e.g,,
culvert wall or decorativewall(s) or pillar(s).

Tmages contained on this
page are for illustrative
piirposes only.
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Pedestrian Net work/Trails

/

Stone Haven -
Pedestrian Network* si001 /

The pedestrian network within Stone Haven will be If .\ neene !
extensive and encompass the entire site. [twill consist of a

hierarchy of trails, walks and paths from streetside

conditions to the natural areas of the stream valley parks. ﬂ

Hrmmwwﬁgégﬂmgm85554§mﬂw§bmmom
E.Eﬁnﬁg&gmmxﬁmﬁﬁﬁmmgnngggwq
wide conrectivity between employient, institutional,

residential and recreational amenities.
S

\ ELEWENTARY
Neighborhood sidewalks or trails will be provided on both \
sides of subdivision streets within the residential 3 /
neighborhoods.

The community trail network will feature both streetside and
stream valley trail lengths. The streetside d
system will focus on a 10° wide asphalt multi-use trail along fﬂ«ﬁvmm ]
University Boulevard and Rollins Ford Road. o

Additional scenic cormunity trails are proposed within the
linear park running along Piney Branch. Approximately two
miles of trail with conrection lengths to the adjacent
residential neighborhoods are proposed.

Scenic Conmmnity Trail N
Min. & Wide Nahoral Surface
of such other stand ard approved

AN

/,_gv

arji(‘__u

. . . o by the Coumty.
SESubject tosuch modifications proposed with final
sitelsubdivision plas submittal and approved by Class I Shared Use Path
Prince Willizm County. 10° Wide - Asphalt Trail
(Inside Right-of-Way)
Stone Hawven
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an Network

Pedestri

D Stream Valley Trails will feature linkages
throughwoodiand, field and stream
CTOSSINGS.

Trail lengths along University Boulevard and Rollins Ford Road are
proposed for location streetside .

intages contaured ox b s
pageare for Llustrafive
purposesonly,
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Community & Neighborhood Portals

Maximum | 15 +/- i
Sign Area A S .S
|

Project Entries
Materials - Elements

Stone Haven

Stome Walls / Precast Sign Panel

Black Board Fencing

Possible Low Stove Platfrm Element withL owPeravdal

Crosswalk or Entry Aprons swrfacedin cobble o
o ShrebBed

canparablespecial pavemertmateial sbject to
CountyNDOT approval.

Stone Haven
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Community Entries

\
University Bowlevard- West ~ Rollins Ford Road - North fntersection of Linto amwhwﬁ&w

OMain and secondary entries within Stone Haven will feature a ierarchy of complementary monumentation and landscape
treaturents toreinforce the sense of arrival into the overall community as well as individual neighborhoods and community
facilities. Entrysignagewill bedesigned as an integml part of the community and incorporate lighting, where appropriate, and
be visible from the street without encroaching into Hhepublic right-ofway All monumentation shall bearchitecturally and
aesthetically compatible with adjacentb wildings, structures and la ndscaping.

QL All signage shallattempt to incorporate natural stone, pre-caste concrete sign panels , backdrops of evergreen plant material,
lengths of black wood board fencing and ground mounted up-lighting.

UMonument entry features identifying the project shall be permitted at fie primary entrances to the Property, The monument
entry feature(s) shall be landscaped and any lighting shall be low intensity and shall be shielded so that it does not shine upward
beyond the height of theentry feature. Any signage on the monument feature shall require sign permitapproval.

UNeig hborfiwod monwment entry signs shall be permitted at the entrance toeach residential neighborhood.

Community & Neighborhood Portals
Community Entries

Store Haven
Design Guidelines A Planned Com munity

Prince William County, Virginia
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Community & Neighborhood Portals

dated March 14,2014

Stone Haven

Monumentation

i

/
F)
, ¢
Vx &/
/ ELEMENTARY ‘“_v
sciool. ;4
?./7 i
/

7
T .u

Neighborhood Eniry
(Typeal)

Community Nodes (Typical)

T.B.D at vanious locations throug howt the conmunity

Stone Haven
Design Guidelines A Planned Community Prince Willhiam County, Virginia
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Project Entries
Typical Community Entry

Representative Exanple of
Main Conwanity Entries —
Subjectio Final Design,

Page D-39
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w RY
i
V. .A;.f.

Conceptual Plan:

Man Comranity Entries

IvEnimumStandax ds fox phnt materils
associabed with enbrysignageand

m aumenhtiom

LargeDedduousTrees......25"Calip e

OthaDeddumusTress...... -5 Height
67 Heght

EragemTrees. ...
Shrubs™..............
Faanils &

Cznam ental Grasses............] #1 Contiine

Ty indude ploet maderidl arrocidediwith
adincant Buforlandscope Awecs
euept quality doafvaities

-15"-24" Heght

Stone Haven
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Neighborhood Entries and Nodes
h

Community & N

Project Entries

Neighborhood Entry & Nodes Representative Exampleof
Neighborhood Entry Node Treatments
Subject to Final Design

iborhood Portals

eig.

Neighborhood Entries to utilize a combination of stone wallwith precast sign panel flanked  Stone pillars and fence lengths may be positioned at ofher locations
by board ferice. Pillars may be introduced at termination of fence lengths. This treatiment withinStone Haven particularly at major intersections along the
may be replicated at entriesto community facilities. edges and/orentries to public and commmunity facilities.

Crosswalk or Entry Aprons surfaced in cobble or
conparable special paverent ma terial subject to
County/VDOT approval.

46 Stone Haven
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General Landscape Considerations

QY ard trees shall be plated for all
residential units at an average
minimum of one yard tree per 2,000
square feet of single family detached
residential lot and one yard tree per
3,000 square feet of attached residential
lot.

OSingle Family Lots should include a
minimum of one canopy tree and one
omamental tree per home.

QY ard trees may include ornamental
trees.

DExisting or saved trees may be
substituted for required plantings at a
ratio of 1 existing tree for 2 required
trees, however at least one front yard
tree is required.

UFoundation shrubs shall be provided
for all single family detached and
attached residences along any building
facade with direct exposure to public
J%.:w.o*.imw. private streets, commaon
driveways of parking areas.

UEvergreen tress shall be placed to
screen rear yards that are exposed to
public and private streets, common
driveways and parking areas.

Evergreen Treesemployedas Screen

OFoundation shrubs and plantings for
single family detached and attached
units shall be provided at a minimum
of one plant per three feet of any

building fagade length with direct

exposure to pubic right-of-way, private
streets, common driveways or parking
areas.

Q Plant material shall be chosen based
on the relationship of ultimate height
and width with regard to the space in
which planted. Layering of plant
materials is encouraged. Taller plants
shall be place behind lower plants.

UBeds of plant material providing
season color are encouraged.

UUse of perennials, omamental grasses
and hedges are highly encouraged.

QShrubs shall be planted a minimum
of three feet from building foundations.

QArchitectural building corners should
be softened with evergreen trees or
plant masses of sufficient height to
soften corners.

QAll planting beds must be covered
with shredded hardwood mulch at
sufficient depth to cover the topsoil.

OScreening, either plant material,
fencing and/or berming shall be
provided for all non residential
mechanical equipment, trash storage
and similar uses.

; ~ Landscape / Streetscape
General Planting Considerations

Stone Haven
Design Guidelines

A Planned Community

Prince William County, Virginia
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Street Trees

Landscape / Streetscape

Streetscape Considerations

Street Tree Planfing

A cordinated sireet free program providesa
Jrameworkto unify the streetseape, defive the
character of the sivest amd prowidea sense
coeftuily throw ghot the commumity . The
street free program withinStone Havenis
pranised on theidentificafion M‘.nn ropriaie
species for roadlengthisfor eacheategoryofrond
By pe withintheconmunify.

O Trees shall be planted confirmonsly 3 fect from
the n_m.mm of sidewalkandstreet and shaldbea
fype thatprovidesa lar ge canopy ai mafwisy.

U Street érce spacing shall benot less than507ket.
Spacivg avdplacement may be modified whe'e
drivewayhitilify easements necessitite.

UThe size of street frees atthefime of plantin

shall be 2.5™- 3" caliper and omamettaltrees mmE.__

be a minimuen gf 1 ¥ caliper v 8-10"in heght.

QA sugle type of tree shallbe used fiv the
entivety of a Sngle roadwayor street.

O Tree plansingshall nnwwg.ﬁ fo Counsyy and
VDOT requirementswithregardio fivalspecies
seleclion and s ght distance.

U Street Trees shall be planted on bathsides of all
public strects.

QOStreet Trees shallbe allowedio de collocated
withunder groundstorm sewer pipes solong as
M.WRN pes are eminimumof 3 feet indepthand a
root barrier is provided arowind pipes that are less
than 5feet deep andco-located wath street trees.

Sycarrore

i
<

b LLEMLNIARY
. SCrOOL

., WELLNGTON ROAC

Deciduons
streef frees
wiil be 1A
provided
alomgall
sireets and
roadways fo
proude
shadeand

Willoew Oak

HIGH SCH00L

ELEMENTARY /' y.
SCHOOL §

Suggested Street Trees
Acer rubrum var. Red Maple.
Chrercus palustris Pin Qak
Cuercus phelles Willow Qalc
Quereus s humardii Shumard Oak Allpleds shall conform tothe
. ; American Standard for Nursery
Platanus occidentalis ~ Sycamore :
a4 . . f Stock as published by the
Tilia americana American Linden Arnerican Association of
Tilia cordata Littleleaf Linden Nurserymen.
Zelkowa serrata Japanese Zelkova
Ulnmns var. “"Valley Forge or Other plant spedes are pemitted
“New Harmony’ Elm through approva of landscape
Red wﬁ._n.um e planting plans.
48 Stone Haven
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Suggested Plant Palette

Canopy Trees

Material Selection

Shrubs selections are to be primarily
evergreen to promote year round

Ornamental Trees

Plant Palette

m'
.nc.uv
Acer rubrum vor. Red Maple : : e Acer palmatum Japanese Maple )
Acer saccharum Sugar Mapie st snd sefecn Hesapaiols Amelanchier spp. Serviceberry v
uses. Typically, deciduous shrubs are ? : WV
Fagus grandifiora Americon Beech AR Betula nigra River Birch ~
Fagus sylvatica Europeon Beech : : PGS, Carpinus caroliniana American Hornbeam ey
Frexinus emericine White Ash integrated into the planting beds at 3 ; w)
: Cercis canadensis Eostern Redbud 4
Nyssa sylvotica Black Gum less prominent areas., The " 55 :
LS : Chionanthus vigininicus Fringe Tree T
Gstrya virginiona Hophorabeam combination of two shrub types will ¢ torid toweri "
Piatanus x. ocerfolio London Planetree help create the desired layering effect u.s:m.“.u 2 Mus‘m:an Dogwoo WV
Prunus sargentil Sergeant’s Cherry throughout the design. Comuskousa ousa Dogwood -
Qierus albes Wike Ok I Lagerstromia indica Crepe Myrtle =
Quercus coccinea Scarfet Oak Ornamental Trees are to be used at Prunus sefrulata ® an Cherry Mu.v
Quercus polustris Pin Oak key focal points to provide seasonal Prunus yedoensis Flowering Chery
Quercus phellos Willow Ook color. The growth habits of the plant
Quercus rubra Red Oak material will agsistincreating a Shrubs - Evergreen
Quercus shumandil Shumard Ook vertical element inthelandscape
Tifia americana American Linden Such trees will typically be around 20¢ Abelia grandifiora Glossy Abelia
Tilier no..na.-a. Littieleaf Linden in height at maturity. Hex spp. Holly
Ulmus americana x;...uina: Elm Juniperus horizontalis Juniper
Ulmus parvifiora Chinese Eim Canopy Trees are (o be used along Pieris japonica Jopanese Pieris
Zelkovo semata Jopanese Zelkova thestreetscape, inopenspace, and Prunus laurocerasus Skip Laurel
parking lot islands. These trees shall Rhododendron spp. Azalea varieties
é % belarge deciduous trees, 27-21/2” at Taxus spp. English Yew
VerBreEs  aeed time of installation, that will grow to
* hei é i Shrubs - Decii
Cod¥is iutoitics Ao i atleast 30" height at maturity. rubs - Deciduous
tomerio faponica Jopanese Cryptomeria i =~ < " y
MJ% wunw_hnuwt ndi Leyland Qﬂﬁ “ Evergreen Trees are to be used along Calyconthus floridus Carolina Allspice
Hex x ‘attenuota “Foster’ Foster Holly incompatible uses and/or views to Clethra alnifolia Summersweet
llex opoca American Holly assist in screening unclesirable views. Cornus sericea Redosier Dogwood
Juniperus virginiana Eastern Red Cedor The plant material are to grow to at Cotoneaster spp. Cotoneaster
Mognolio grendifiora Southern Mognolia least 15’ at maturity. Evergreen trees Forsythia x intermedia Forsythia
Maognolia sp. Magnolia species areto be a minimum of 6°-7* height at Itea virginico Virginio Sweetspire
Pinus abies Norway Spruce installation. Hamamelis virginiana Virginia Witchaze!
Pinus taeda Loblolly Pine Rhododendron spp. Azalea varieties
Pinus nigra Austrian Pine Viburnum spp. Viburnum
Pinus thunbergii Jopanese Block Pine All plants shall conform to the
Pinus virginione Virginia Pine Ametican Standardfor Nursery Stock Groundcovers
Thuja occidentalils American Arborvitoe as published by the American
Tsuga corofiniana Corolina Hemtock Association of Nurgerymen Liriope muscari Liriope
Other plant species are permitted Hosta spp. Hosta
through approval of appropriate Pachysandra terminalis Pachysandra
landscape planting plans by the DRC.
Stone Haven
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Landscape / Streetscape

University Boulevard / Rollins Ford Road

University Boulevard / Rollins Ford Streetscape

Legend

Condition1: 10 Trail inRight-of-Way.
30’ Buffer Strip adjacent to Right-of-Way.

126 PU/100 LF if Berm Provided ({toinclude plantings in R/W).
180 PU/100 LT if no Berm Provided (toinclucle plantings in R/w)
Street Trees Planted 1/50 LF.

Condition 2:
15" Utility Strip & 30’ Buffer adjacent to Right-of -Way.
126 PU/100 LF if Berm Provided
180 PU/100 LF if no Berm Provided

Subject to such modifications proposed with final site/subdivisionplan ~
submitial andapproved by Prince William County.

50
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University Boulevard / Rollins Ford Streetscape

L

Section: University Boulevard

3 e et LT S

Landscape Buffer
Per Condition 1

Section: Rollins Ford Road

Stone Hawven
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Fencing and Screening

Rear Yard fencing is limited to split rail or comparable fencing witha maximum
height of four feet. Wire mesh, secured tothe raillengths is anacceptablematerial
to provide barrier protection. Fencingmay beboard or rail, natural or dark stained.
Two, three or four rail/board sections are acceptable. Rear yardfencing for single
family detached homes may extend no further than: way up theside yard .

Privacy Fencing is limited to the side and
rear yards of single famuly attached units.
Flushsolid wood board fence styleis
acceptable witha maximurm height of 6 feet.
Alternating board onboard, shadow,
stockade style or dog ear style fencing is not
acceptable. Exposedrails and posts shall be
on the interior (residence side) of thefence.
Fences shall indude a cap board.

Chain Link Fencing s ot permitted, |

Solid wood board privacy fence with cap board.

V ©0
PR
35
Front Yard fencing shallbea white - F
picket stylefence with a maximum w
height of 3 feet. aﬂ
w
~
3
vm..
=
=
~]

Images contained on this
page ave for illustrative
purposes only.
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Attachment D — Stone Haven Design Guidelines

ised November 2, 2015

, Fevise

dated March 14, 2014

Purpose of Regulations

Purpose of Regulations

Approvalis required for all constructionand improvements. To thatend,a Design Review Committee (DRC) shall be formed
to carry outthis review and approval responsibility. The DRC will establish rules governingthe content of submission to
builder's plans and the procedures for review of these plans. The DRC membership at the outsel shallinclude, at a minimum,
three (3) members which shall include a representative of the owner, and/oran architect, and/or a landscape architectand/or
an engineer.

The purpose of these standards is to set forth requirements, proceduresand technical criteria for the comprehensive review of
site or development plans and exterior building elements. The DRC will establish criteria and enforcement policies that may
go beyond governmentageney requirements, but will not take precedence overany governmental rules and regulations. Once
County minimums are approved, additional criteria may be established by the DRC.

The objectiveof the Stone Haven DRC is to achieve equitable and consistentharmony between builders of this com munity and
its neighbors. Plansrequiring review will include: Development Plans, Site Plans, Architectural Plans, Material and Exterior
Colors, Landscape Plans, Sales Area and Tem porary Structure Plans, and Signage Plans.

Miner modification to the Design Guidelines maybe made at the time of final site/subdivision plan.

More substantial modificationsto the Design Guidelines may beapproved by a majority vote of the
membership of the DRC with the approval of the Planning Office. Such modifications shall be
documented to insure the design intent of the modification can be clearly understood and
implemented, Documentation may include the preparation of architectural, landscape, and
engineering standards and criteria, as appropriate, to be included in the changes sought. No
amendment, revision or waiver shall be approved which is not substantially consistent with these
Design Guidelines and the zoning;

Each amendment, revision or waiver to be considered by the DRC shall be first forwarded to the
Prince William County Director of Planning, who shall have ten (20) business days from receipt to
notify the DRC in writing that he or she has determined said amendment, revision or waiver to be
substantially consistent with these Design Guidelinesand Zoning, The PlanningDirector’swritlen
determinationshallinclude specificreferences to those portions of the Design Guidelines or
conditions on the zoning which are the basis for such determination. The DRC shallnot approve any
suchamendment found substantially inconsistent by the Planning Director. Failure of the Planning
Director to provide such written notice shall automatically mean the he or she has determined such
amendment, revision or waiveris substantially consistent with these De sign Guidelines and the
conditions of the zoning and the DRC shall be entitled to eitherapprove or notapprove said
amendmentin its sole discretion. In the event thereis a conflict between the proffered conditionsand
the Design Guidelines, the proffers shall control.

Stone Haven
54 Design Guidelines

A Planned Community

Prince William County, Virginia
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Attachment D — Stone Haven Design Guidelines

ised November 2, 2015

, revise

dated March 14, 2014

Development Plans and Site Plans

Submission Requirements: The DRC reviews each submission presented. The following outline is required for submission to
complete the approval process from design sketches to construction start and the components are defined below in governing
rules. Unless otherwise noted, this section deals only with Development Plans.

Information Required:

1. BasicInformation

2. Title Block Information

3. BaseInformation
a. Preliminary Submission
b. Schematic Stage
¢.  Formal Presentation Stage
d. Final Submission

Stone Haven

Design Guidelines A Planned Community Prince William County, Virginia
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Attachment D — Stone Haven Design Guidelines

d November 2, 2015

, revise

dated March 14, 2014

1Sstons

Basic Information:
Preliminary and Final Submissions must contain the same basic information.

TITLE BLOCK IINFORMATION: Title block informationis to include, but not be limited to,
the name and address of the developerand/or builder and the firm preparingthe plan, parcel
and/or lot designation(s), section, area, scale {minimum 17=50"), north arrow, date of
preparationand revisions to include anexplanation of their nature and stage of submission.

BASE INFORMATION: Base informationis to include, but notbe limited to, all existing
conditions such as field-run topography atno more than 2 foot intervals; existing trees and
diametersof4 inches or greaterlocated by elevation at base of tree, size and common name;
rock formations; springs; streams, etc. Also to be included (butnot limited to) are existing
manmade conditions suchas properly labeled casements and rights-of ~way, existing and
proposed streets with names and elevations, proper labelingof lot or parcel with record plan
dimensions, designations of adjacent lots, drainage systems, street trees, curb cuts and street

lights.

SUBMISSIONS: Submissions may be done in two stagesif the builder so elects or the project
is of sufficient complexity to so warrant. These would consist of a schematicstage anda
formal preliminary stage. A formal preliminary stage submission would constitute a one
stage submission.

SCHEMATIC STAGE: The development plansshould bea rough layouton the appropriate
base showing all propesed im provements to include, but not be limited to:

Building Locations, Vehicular Systems, Parking, Pedestrian Systems, Outside Storage, Trash
Collection and Facilities, and Lighting Plans.

If building plansare being developed with the development plan, the architecture at this stage
shall bein concept form showing clevation sand floor plans with basic dimensions.

The builder or his enginceris encouraged to tour the site and discuss the program with the
DRC prior to starting the schematic stage. In the event asite sketch plan or parcel eriteria has
been developed, these documents shallbe reflected in the schematic submission unless
previously discussed with the DRC

REZ #PLN2014-00127, Stone Haven
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Attachment E — Off-Site Public Use Sites Exhibit
dated March 14, 2014, revised August 7, 2015
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OFF-SITE ACTIVE
RECREATION
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Attachment F

Amberleigh Buffer Plan

A AT 4 e 8 4

NOTES:

1. AVERAGE LOT SIZE WAS COMPUTED USING
PRINCE WILLIAM COUNTY MAPFING INFORMATICN.
FOR THE PURPOSE OF THIS EXHISIT AMBERLEIGH
STATION INCLUDES PINEBOROUGH ESTATES
SECTIONS 1 AND 2, ROCK HILL ESTATES SECTION
1,AND SILVER LEAF ESTATES SECTION 1,2, AND 3

2,50 11 UNDISTURBED BUFFER AREA SHALL MAKE
USE OF EXISTING VEGETATION OR SUPPLEMENTAL
VEGETATION, WHERE NECESSARY, TO PROVIDE

BUFFER TYPE “C" PLANTING UNITS OF 320 PLANT
UNITS PER 100 LINEAR FEET.

3. PORTIONS OF AN EXISTING STORMWATER
MANAGEMENT ACCESS ROAD SHALL REMAIN IN
THE VARIABLE WIDTH BUFFER AREA.

APPROKIMATE LOCATION OF AR
EXISTING CONSERVATION EASEMENT

AVG. LOT SIZE:

AVG, LOT SIZE: 11700 55

10,200 SF

ARPROIMATE LOCATION OF AN

| AMBERLEIGH STATION / SILVER LEAF ESTATES
; AVG. LOT SIZE: 10,043 SF

IIIIIIIIII

—
—

4

TABULATION:
1 BUFFER AREA: 58.682.0 SF OR 13,4 ACRES

2, BUFFER LENGTH: 5442.8 LF

3. AVERAGE BUFFER WIDTH = BUFFER AREA / BUFFER LENGTH
583,692.0 SF/ 5482.8 LF = 107.2 FT

LEGEND:
VARIABLE WIOTH BUFFER AREA -

50 # UNDISTURSED BUFFER AREA (SEE NOTE #2) -

GEMNERAL OPEN SPACE AREAS -
POTENTIAL RESIDENTIAL LOT AREAS -
STONE HAVE PROPERTY SOUNDARY -

AMBERLEIGH STATION / SILVER LEAF BOUNDARY -

EXISTING CONSERVATION EASEMENT - e

STONE HAVEN
AMBERLEIGH STATION | SILVER LEAF BUFFER EXHIBIT

DATE: MARCH 14, 2014 PLNZOTS-012F
ETEYLLE WAUGTEA W, DI ®
PAIZE #ALLIAM COLMEY YAZIIA Dewberry”

PAGE10F 1 oy e g
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Attachment G

Environmental Constraints Analysis

=
ToLe

RS rmerm WA ACO PTG KA o @
T= T S ousm e meases —T——

Ausqmsqg § IO o [FL——

Ziorrionnd e swESs Ao

SISKTYNY SLNIVULSNGD TVANIHNOHIANT _
N NOL

ey
e

s o ot s o e
—— e e sy

]

7oz 0 6l 3

RETNERET]
NOISSINGNS AISIAIH

Page G-1

REZ #PLN2014-00127, Stone Haven




Attachment G

Environmental Constraints Analysis
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Attachment H
Historical Commission Resolution

HISTORICAL COMMISSION RESOLUTION

MOTION: DULEY May 13, 2014

Regular Meeting
SECOND: YANKEY Res. No. 14-026
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

The consultant will amend the
Phase I report to incorporate the
KOCOA analysis and the artifact

density relative to Midwood being
wholly within the Journey
Through Hallowed Ground
National Heritage Area,
Investigate whether Federal funds
or permits are incorporated in the
S B . project.
REZ PLN2013-00178 | Hoadly Falls, PhaseII | No Further Work
Cemetery delineation, Phase II
and, if warranted, Phase III data
recovery study. Artifacts to be
donated to and curated with the
County. Written history of
property. Opportunity for the
County Archeologist to conduct
archaeology on the site.

REZ PLN2014-00190 | Midwood

REZ PLN2014-00127 | Stone Haven

REZ #PLN2014-00127, Stone Haven
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Attachment H
Historical Commission Resolution

May 13, 2014
Regular Meeting
Res. No. 14-026
Page 2
CaseNumber | Name |  Recommendation

Phase [ study and, if warranted,
Phase IT and Phase ITI data
PRA PLN2014-00293 | Dale City Section T-14 recovery studies. Artifacts to be
donated to and curated with the

- County.
REZ PLN2014-00303 | AMC Enterprises LLC | No Further Work
Milestone
SUP PLN2014-00304 | Communications — No Further Work
AT&T at Turley Fields
_REZPLN2014-00312 | Mallard'sLanding |  NoFurtherWork
Dulles Area Muslim Phase II and the opportunity for
SUP PLN2014-00313 | Society Greater the County Archaeologist to
- Gainesville conduet archaeology on the site.
Metal detector survey on all
CPA PLN2013-00187 | Richmond Station undisturbed area. Concerned

about the proposed 50 foot height
of buildings in proximity to Signal
Hill Interpretive Site and its
viewshed, Recommend visual
effects analysis from both the
obelisk and the top of Signal Hill.
Concerned about the buildings in
REZ PLN2014-00231% proximity to Signal Hill
Interpretive Site and its viewshed.

REZ PLN2014-00316 : Richmond Station

*This case was added CaydenRidge Recommend visual effects analysis
to the agenda. from both the obelisk and the top
5 N . of SignalHill.
Milestone Concerned about proximity to the
Camthiinicbonhs— cemetery. Suggest using a

different light pole and/or
relocating the equipment building.
Installation of historical marker

SUP PLN2014-00320 | Verizon Wireless at
| Howison Homestead

L Park | and interpretive sign.
_ SUP PLN2014-00332 | VFW LED Signage No Further Work
Foreclosure
(SUPPLN2014-00341 | povelopment Company | NoFurtherWork
REZ PLN2014-00342 g&(jﬂmﬁ; No Further Work

REZ #PLN2014-00127, Stone Haven
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Attachment H
Historical Commission Resolution

May 13, 2014
Regular Meeting
Res. No. 14-026
Page 3

Yotes:

Ayes: by acclamation

Nays: None

Absent from Vote: None

Absent from Meeting: Cunard, Karnbach, Smith, Stickley
MOTION CARRIED

CERTIFIED COPY //rﬁz z& L. Lk

Secretary to the Commission

REZ #PLN2014-00127, Stone Haven
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Attachment I
Planning Commission Resolution

PLANNING COMMISSION RESOLUTION

MOTION: BURGESS September 3, 2014
Regular Meeting
SECOND: BRYANT Res. No. 14-081
RE: REZONING #PLN2014-00127, STONE HAVEN, BRENTSVILLE
MAGISTERIAL DISTRICT

ACTION: RECOMMEND APPROVAL

WHEREAS, this is a request to rezone +/- 864 acres from A-1, Agricultural
to PMR, Planned Mixed Residential, and PBD, Planned Business District, to permit
development of 1,650 residential units consisting of single family detached and townhouse
units, and a maximum of 1,062,735 million squarc fcet of office/employment and
commercial/retail development; and

WHEREAS, the site is located on the south side of Wellington Rd., west
of Devlin Rd., north of Linton Hall Rd. and is identified on County maps as GPINs 7496-
17-4609, 7496-37-4872(pt), 7496-35-1841, 7496-65-4921, 7497-10-2413(pt), 7496-19-
4118(pt) and 7496-29-2826(pt); and

WHEREAS, the Prince William County Planning Commission duly ordered,
advertised, and held a public hearing on September 3, 2014, at which time public testimony was
received and the merits of the above-referenced request was 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 approve Rezoning #PLN2014-00127, Stone Haven, with
proffers dated August 6, 2014, with the elimination of Proffer 66F, thereby stipulating the
side yard setback is to remain ten feet, and with the further recommendation that the
applicant is to work with staff to mitigate sound, to phase recreational facilities on site, and to
provide clarification that the provided open space is in conformance with County standards.

Votes:

Ayes: Arnold, Bryant, Burgess, Fry, Vanegas
Nays: Holley, Hosen

Absent from Meeting: None

Abstained from Vote: Haynes

MOTION CARRIED
Certified Copy: | /{7’1"[ s .;«}(

Teresa M. Taylor
Clerk to the Planning Commission

REZ #PLN2014-00127, Stone Haven
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Stone Haven <
Comprehensive Plan Amendment
#PLN2013-00186
&
Rezoning #PLN2014-00127

Brentsville Magisterial District
Stephen Donohoe — Current Planning
Manager
Planning Office

n Reguest ad
# Amend the Comprehensive Plan to
adopt the Stone Haven Study Land Use
Plan (map & text)

@ Rezone +/-864.2 acres from A-1,
Agricultural, to PMR, Planned Mixed
Residential and PBD, Planned Business
District.

@ Allow up to 1,650 residential units
consisting of single family detached
(minimum 875 SFD) and townhouse
units (maximum 775)
® Allow 1,062,735 million sq. ft. of
office/femployment and
commercial/retail development
B Location — On the south side of Wellington
Rd., west of Devlin Rd., and north and east of
Linton Hall Rd.

B Recommendation — Approval

October 7, 2014 Brentsville Magisterial District 2l




CPA #PLN2013-00186 & REZ #PLN2014

Sto Hen

October 7, 2014 Brentsville Magisterial District

October 7, 2014

Brentsville Magisterial District
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Comprehensive Plan Overview

B Applicant submitted request to amend Comprehensive Plan (2012)

B BOCS did not initiate request

B BOCS directed staff to work with applicant and community to
discuss land use and infrastructure issues and alternatives

B Staff convened a series of informational meetings, workshops,
public interest sessions, and solicited questions/comments
through a project website

B Participants reviewed existing conditions, identified needs, and
developed alternatives

B Results of the study were presented to BOCS in November 2012

B BOCS initiated CPA in March 2013

October 7, 2014

Brentsville Magisterial District

Study Process:

B Staff and participants discussed existing conditions

B Participants identified a variety of land use scenarios which
included areas for Office, Light Industrial, Low/Moderate Density
Residential, Medium/High Density Residential, Retail, Parks/Open
Space, and Public Lands

B Staff and participants discussed areas of consensus and areas of
concern regarding land use & infrastructure

Common Themes:

B SRL and FEC are incompatible land uses
B Little support for office, industrial or commercial development
along Linton Hall Road

B Little support for residential development along Wellington Road
October 7, 2014 Brentsville Magisterial District

12/2/2015



B General support for Comprehensive Plan road infrastructure

B General consensus on additional infrastructure needs (e.g.
school, active recreation, open space, community facilities,
etc.)

B High level of support for the preservation of employment
areas

B High level of support for significant contiguous open space
throughout the property and preservation of environmental
features

B High level of support for appropriate transitional uses (e.g.
SRL adjacent to SRL, transitional land use zones and buffers
between more intense uses, etc.)

October 7, 2014 Brentsville Magisterial District

Stone Haven Study Land Use Plan:
O CPA initiated by BOCS (March 12, 2013)

O CPAincludes supportive policy guidance
to further the themes & goals from the
study

Q Effect of CPA:

Long-Range Land Use/ Stone Haven Existing Area | Proposed Area

Study Land Use Map Designation (+ac.) (+ac.)

Suburban Residential Low (SRL) 308

Flexible Use Employment Center (FEC) 458

Environmental Resource (ER) 98

Low Density Residential 0 335 3

Transitional 143 | s

Employment 190 | 5%

Open Space 196 | +

Total 864 864
October 7, 2014 Brentsville Magisterial District
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Land Use

Proposed Uses
O ion::.;vm, Recreation
0 Neighborhood Parks/Greens ¥

Village Center
@ oo penspuce
@ rvvecraa
. High School Site

o Empleyment

H Locatons shoam e st 1o change.

Stone Haven

Design Guidelines A Planned Community

October 7, 2014

Brentsville Magisterial District

Prince Wilkiam County, Virginia

191

REZ #PLN2014-00127 — Stone Haven =

£

Amenities/Open Space

. oy Active OpenSpace
e
Major Passive Open 5
(Community Open Spacel
High Schosl Site
Neighboshood Open Space
| Neighbochood Parks
reeensnenss Major Commusity Trails
* Community Centers

Compennly Tead sf gt s o sl denign

Stene Haven

Y| Design Cuidelines A Planned Community

October 7, 2014

Brentsville Magisterial District

Prince Wiiliam County, Virginia
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Street Standards
Minior Arteriol

Uaniversity Boulevard & Rollins Ford Road

Minor Arterial -Divided Section

Subit o Priver Wiklin Counly

Tresaetation astioe voOT 3

Approeaif Eages e st
e

Stone Haven
Design Guidelines A Planned Commanity Prince Willizm County. Virginia

October 7, 2014 Brentsville Magisterial District 1)

Linton Hall Rd.

October 7, 2014 Brentsville Magisterial District
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October 7, 2014

Devlin Rd.

Brentsville Magisterial District
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October 7, 2014

Wellington Rd.

=

Brentsville Magisterial District
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12/2/2015



RECOMMENDATION: Planning Commission recommends
approval, with the following recommended changes;

B The applicant is requesting to modify the performance standards of the PMR
zoning district to allow a minimum sideyard setback of 5 ft. The Planning
Commission expressed concern about this modification particularly in regards to
fire safety, and recommended the applicant revise the proffers to eliminate
proffer 66.f, thereby requiring a minimum 10 ft. side yard setback.

@ Applicant response — Applicant continues to request a modification to allow a
5 foot minimum sideyard setback; however, the applicant revised proffer 66.f
to require noncombustible primary building materials (hardieplank/cement
board, brick or stone) for units with modified setbacks.

B The applicant work to address sound mitigation, with respect to the property’s
proximity to Jiffy Lube Live.

@ Applicant response — As of the date of this report, the Planning Commission’s
recommendation remains unaddressed.

October 7, 2014 Brentsville Magisterial District

115

CPA #PLN2013-00186 & REZ #PLNZ

Stone Haven

Planning Commission recommendation - (cont’d.)

B The applicant revise the proffers to include phasing language for the timing of
construction of the two community recreation amenities.

@ Applicant response — Revised proffers to include triggers requiring completion
of the primary facility by the 751* building permit and completion of the
secondary facility by the 1,250 building permit.

B The applicant provide clarification that the open space provided with the project is
in conformance with County standards.

@ The open space provided with the project is consistent with the definition of
open space in the Zoning Ordinance, as follows:

Cpen space shall mean the area within the b iesof a de that s i o provide light, air, view and/or a quality or
general oppearance of openness, and is designed for scenic, recreational, privacy, or environmental purposes. in general, open space shall
be available for entry on and use by the residents of the development within which the open space is located, but may include areas
designed to enhance aesthetic amenities, maintain property values and buffer incompatible uses by preserving notural features and
providing landscaping or screening for the benefit of such residents or residents of neighboring areas. Open space may include, but shall
not be limited to, lawns; decorative plontings; wolkways and trails; active and passive recreation areas, such as tot lots, including
permitted principal and accessory uses; undisturbed natural areos; wooded areas; natural creeks, streams, lakes and similar water
feotures; monmade lakes designed to be an attractive development amenity but which may be used for storm water management; storm
water management dry ponds which are landscaped or contain existing trees; and areas where buffering, landscaping or screening ore
required by this chapter,

October 7, 2014 Brentsville Magisterial District
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Staff Recommendation: Approval, of the CPA & REZ for the following
reasons;

B The Stone Haven Study Land Use Plan is a result of a community planning
process with representatives from residential communities, business owners,
land owners, etc.

B The Stone Haven Master Zoning Plan is designed to implement the Stone
Haven Study Land Use Map.

B Residential, retail/commercial, office, office/flex and open space areas are
located on the property consistent with the Stone Haven Study Land Use Map.

B Eliminates existing incompatibility (FEC adjacent to SRL), provides appropriate
transitional uses within the property, and provides uses consistent with
existing adjacent uses.

B Compatible density with surrounding residential communities.

B Master planning of entire site allow for better integrated mix of uses,
connectivity to public facilities and amenities, and promotes walkability.

B Construction of Comprehensive Plan roads. The construction of Rollins Ford
Rd. and University Blvd. through the property will provide key links and
connections within the area and for the region.

October 7, 2014

Brentsville Magisterial District

171

CPA #PLN2013-00186 & REZ #PLN:

REQUE Baveh)

Staff Recommendation (cont’d)

B Public Use Sites — Proposal includes a land dedication of +/-
287 acres on-site and +/-23 acres off-site as public use sites.

® +/-91 acre high school site will be dedicated as proffered, including
infrastructure improvements. The proposed rezoning generates 1,009
students (297 high school students). The proposed high school site will
accommodate 2,053 students.

B Potential middle school site will be provided if requested by the School Board
and approved through a public facility review.

B Significant open space is dedicated throughout the project with +/-196 acres
on-site for active and passive recreation.

October 7, 2014 Brentsville Magisterial District
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CPA #PLN2013-00186 & REZ #PLN2014%

" Stone Haven

Staff Recommendation (cont’d)

B The proffered Design Guidelines depict high quality architectural form and
provide overall community design principles for the project.

October 7, 2014 Brentsville Magisterial District 19|

B Request -

€ Amend the Comprehensive Plan to
adopt the Stone Haven Study Land Use
Plan

@ Rezone +/-717.9 acres from A-1,
Agricultural, to PMR, Planned Mixed
Residential and PBD, Planned Business
District.

® Allow up to 1,006 residential units

consisting of single family detached and
townhouse units (maximum 301)

@ Allow 1,124,175 million sq. ft. of
office/flex & light industrial
development

B Location — On the south side of Wellington
Rd., west of Devlin Rd., and north and east of
Linton Hall Rd.

B Recommendation — Approval

December 8, 2015 Brentsville Magisterial District 120}

12/2/2015
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: Haven — UPDATED PROJECT DETAILS

Alternative A — Staff recommendation
66’ ‘ci:r' L

ey
December 8, 2015 Brentsville Magisterial District

December 8, 2015

Brentsville Magisterial District
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5 U 0100 & R TH 014-00127

nne Have DN A D PRO ) f

Amended Project Details:

B Overall rezoning proposal area reduced from 864.2 acres to 717.9 acres. This
reduction includes the removal of the following portions of the project:
@ Landbay E - +/-39.7 acre Village Center commercial/retail center
@ Landbay H —+/-25.4 acres designated as Parks and Open space

@ Landbay | (part) — +/-53.3 acres of landbay | designated for medium density
residential development

@ Landbay J (part) — +/-27.6 acres of landbay J designated for low density residential
B Maximum number of units reduced from 1,650 to 1,006

B Overall residential density is reduced from 3.3 dwelling units per acre to 2.58
dwelling units per acre.

B Unit Types

@ Maximum number of townhouse units reduced from 775 to 301
@ Removed 164 2-over-2 townhouse multifamily units

December 8, 2015 Brentsville Magisterial District

EE]

B Applicant removed a 5 ft. side yard setback modification request

B |ncreased the area of nonresidential office/flex/light industrial uses
in landbays along Wellington Rd. Resulted in an increase in the
maximum gross floor area for nonresidential development from
1,062,735SF to 1,124,175 SF

B Rollins Ford Rd. & University Blvd. — Based on residential unit
reduction, the applicant reduced the road construction
commitment to a half section (2-lanes)

B Improved pedestrian connectivity with Bristow Commons Retail
Center

B Provided monetary contributions consistent with the 2014 proffer
policy (previous contributions were based on 2006 policy guide)

Staff continues to recommend approval

December 8, 2015 Brentsville Magisterial District
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