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TO:  Planning Commission 
 
FROM: Meika Daus, AICP 
  Planning Office 
 
RE: Proffer Amendment #REZ2017-00027, Kaiser South 

Occoquan Magisterial District 
 

I. Background is as follows: 

A. Request – To amend the proffers and plans associated with #PLN2009-00339 to 
allow a maximum of 335,000 sq. ft. of office and employment uses, structured 
parking, and approve waivers and modifications within Land Bay III. 

Uses/Features Allowed/Previously Approved 
for per #PLN2009-00339 for 

Subject Land Bay 

Proposed for Land Bay III 

Zoning PMD, Planned Mixed District PMD, Planned Mixed District 

Land Bay 
Designation 

O(M), Office Mid-Rise 
B-1, General Business 

O(M), Office Mid-Rise 
O(H), Office High-Rise 

Use(s) Up to 55,000 sq. ft. of retail uses 
 

±304,900 sq. ft. of office and 
employment uses 

Up to 335,000 sq. ft. of office 
and employment uses 

Number of 
Stories 

3-5 stories 3-6 stories* 

Max. Building 
Height 

85 feet 95 feet  

Max. Floor Area 
Ratio (FAR) 

0.65 0.65 

Max. Lot 
Coverage 

80 percent 80 percent 

* The proffers state that the parking garage may include up to seven levels. 

B. Location – The ±14.69-acre site is located on the south side of Minnieville Rd, ±800 
feet east of its intersection with Caton Hill Road; is addressed as 13285 Minnieville 
Road; and is identified on County maps as GPIN 8292-65-4454. 

C. Comprehensive Plan – The subject site is designated REC, Regional Employment 
Center, and is located within the Parkway Employment Center Sector Plan.   

http://www.pwcgov.org/
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D. Zoning – The entire site is zoned PMD, Planned Mixed District, is located within the 
Data Center Opportunity Overlay District and falls within the Minnieville Road 
Highway Corridor Overlay District, established prior to February 20, 1996.  
 

E. Surrounding Land Uses – The subject property is surrounded by the following land 
uses: commercial and office to the north (GC, General Commercial, and CEC, 
Community Employment Center); animal hospital and motor vehicle 
service/administation to the south (REC); multi-family residential, religious 
institution, and small office park to the east (REC); and commercial, vacant land, and 
single-family detached (REC and GC) to the west. 

F. Background and Context - The subject site has the following approval history: 

1. Original Rezoning – With the approval of Rezoning #PLN2005-00407, 
Caton’s Ridge, on October 24, 2006, a larger ±29.77 site was rezoned from A-
1, Agricultural, to PMD, Planned Mixed Use District, to permit approximately 
367,900 square feet of office development including up to 12.6% retail floor 
space, a maximum of 220 multi-family dwelling units, and a maximum of 20 
live/work units. 

2. Prior Proffer Amendment – On September 15, 2009, Proffer Amendment 
#PLN2009-00339, Caton’s Crossing, was approved for a ±19.5-acre area, 
including the subject site, to allow for additional retail floor area and to allow 
retail uses on the ground floor of Building 1. 

Within the original boundary of Caton’s Ridge, a ±63,000 sq. ft. office building and 
the multi-family component of the development have been constructed. If the subject 
application is approved, it will supersede the prior approved proffers for the subject 
14.69-acre site, Land Bay III, which is the undeveloped portion of the property. 

II. Current Situation is as follows: 

A. Planning Office Recommendation – The Planning Office recommends approval of 
Proffer Amendment #REZ2017-00027, Kaiser South, subject to proffers dated 
February 20, 2019, found in Attachment C, for the following reasons: 

• The proposed office use is recommended as a primary use within the REC 
designation.  
 

• The application proposes employment uses, which further the goals of the 
Parkway Employment Center Sector Plan.  
 

• The project aligns with the Strategic Plan goal to increase the commercial tax 
base as a percentage of overall tax revenue to 35%. The jobs generated by the 
proposed facility will be significant, and will support the goal of increasing at-
place employment. 

 
B. Planning Commission Public Hearing – A public hearing before the Planning 

Commission has been advertised for March 6, 2019. 
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III. Issues in order of importance are as follows: 

A. Comprehensive Plan 
 

1. Long-Range Land Use – Is the proposed use consistent with those uses 
intended by the REC, Regional Employment Center, as well Parkway 
Employment Center Sector Plan designations? 
 

2. Level of Service – How does the proposal address the mitigation of impacts to 
existing levels of service? 

B. Strategic Plan 
 
1. Robust Economy – How does the proposal help to foster a diverse local 

economy that creates a culture of innovation and achieves more quality jobs, 
economic opportunities, and an expanded commercial tax base? 
 

C. Community Input – Have members of the community raised any issues? 

D. Other Jurisdictional Comments – Have other jurisdictions raised any issues? 

E. Legal Uses of the Property – What uses are allowed on the property?  How are legal 
issues resulting from the Planning Commission action addressed?  

F. Timing – When must the Planning Commission take action on this application?  

IV. Alternatives beginning with the staff recommendation are as follows: 

A. Recommend approval of Proffer Amendment #REZ2017-00027, Kaiser South, 
subject to the proffers dated February 20, 2019, found in Attachment C. 

1. Comprehensive Plan Consistency Analysis: 
 
a) Long-Range Land Use – The site is designated REC, Regional 

Employment Center, in the Comprehensive Plan. The purpose of the 
Regional Employment Center classification is to provide for areas located 
close to and/or with good access from an interstate highway where 
intensive regional employment uses are to be located. Primary uses in the 
REC are mid-rise and/or high-rise office, research and development 
facilities, lodging, and mixed-use projects. The proposal furthers the goals 
of the REC by proposing revisions that will help implement medical 
offices, and employment uses on the subject site. The subject land bay 
will allow uses consistent with the O(M), Office Mid-Rise, and O(H), 
Office High-Rise, zoning districts. 
 

b) Parkway Employment Center Sector Plan – The Land Use Concept Map 
in the Parkway Employment Center Sector Plan (the Sector Plan) 
recommends research and development on the majority of the site, and 
also retail. The O(M)/O(H) districts and the proposed proffers would 
allow: research and development, labs, facilities; and accessory uses, 
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which would include retail and restaurant. The intended use is a 
medical care facility, which is the type of employment use encouraged 
in the Sector Plan. 
 

c) Level of Service – The proposed proffer amendment will not have any 
additional impact on levels of service. The previously approved 
rezoning was proffered according to the policy guidelines in effect at 
the time, and includes approved monetary contributions that are 
carried forward with this proffer amendment. No additional gross floor 
area is proposed with this proffer amendment. 

2. Strategic Plan: 
 
a) Robust Economy – The Kaiser Permanente South Nova Hub project 

aligns with the Strategic Plan goal to increase the commercial tax base 
as a percentage of overall tax revenue to 35%. The jobs generated by 
the proposed facility will be significant, and will support the goal of 
increasing at-place employment. 

 
3. Community Input – Notice of the application has been transmitted to adjacent 

property owners within 500 feet of the site. The Applicant also met with 
members of the Lake Ridge Occoquan Coles Civic Association (LOCCA) on 
November 13, 2018. As of the date of this writing, staff has not received any 
input from adjacent property owners, and is not aware of any opposition to 
this proposal. 

4. Other Jurisdictional Comments – The site is not within the required 
notification area of adjacent jurisdictions. 

5. Legal Uses of the Property – If the application is approved, those uses allowed 
in the PMD zoning district would be permitted subject to the proposed 
proffers. Legal issues resulting from Planning Commission action are 
appropriately addressed by the County Attorney’s Office.  

6. Timing – The Planning Commission has until June 4, 2019, 90 days from the 
first public hearing date, to take action on this proposal.  Approval of the 
proffer amendment would meet the 90-day requirement. 

B. Recommend denial of Proffer Amendment #REZ2017-00027, Kaiser South. 

1. Comprehensive Plan 
 

a) Long-Range Land Use – If the proffer amendment were denied, the 
property would remain part of the REC designation, as currently 
proffered.  
 

b) Parkway Employment Center Sector Plan – The Land Use Concept Map 
in the Sector Plan recommends research and development on the 
majority of the site, and also retail. If the application is denied, the 
Sector Plan designations would remain, and the property could be 
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developed in accordance with #PLN2009-00339, Caton’s Crossing, 
which allows retail, and office and employment uses. 
 

c) Level of Service – Denial would not have an impact on the existing 
level of service. 

2. Strategic Plan: 
 
a) Robust Economy – If the proffer amendment is denied, the site could 

be developed with office, employment, and retail uses, subject to the 
previously approved proffers. While any future non-residential 
development on the site would be consistent with the Strategic Plan 
objective of increasing the commercial tax base, and increasing at-
place employment, it would make it difficult to implement the Kaiser 
Permanente South Nova Hub project on the subject site. 

 
3. Community Input – Notice of the application has been transmitted to adjacent 

property owners within 500 feet of the site. The Applicant also met with 
members of the Lake Ridge Occoquan Coles Civic Association (LOCCA) on 
November 13, 2018. As of the date of this writing, staff has not received any 
input from adjacent property owners, and is not aware of any opposition to 
this proposal. 

 
4. Other Jurisdictional Comments – The site is not within the required 

notification area of adjacent jurisdictions. 
 

5. Legal Uses of the Property – Those uses allowed in the PMD zoning district 
would be permitted subject to the previously approved proffers.  Legal issues 
resulting from Planning Commission action are appropriately addressed by the 
County Attorney’s Office.  

6. Timing – The Planning Commission has until June 4, 2019, 90 days from the 
first public hearing date, to take action on this proposal.  Denial of the proffer 
amendment would meet the 90-day requirement. 

V. Recommendation is that the Planning Commission accept Alternative A and recommend 
approval of #REZ2017-00027, Kaiser South, subject to the proffers dated February 20, 2019. 

Staff: Meika F. Daus, AICP x7901 
 
Attachments 

A. Area Maps  
B. Staff Analysis 
C. Proffer Statement  
D. Proffers with Strikethroughs and Underlines 
E. Master Zoning Plan 
F. Design Guidelines 
G. Environmental Constraints Analysis 
H. Historical Commission Resolution 
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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 Yes 

Economic Development Yes 
Environment  Yes 

Fire and Rescue Yes 
Police Yes 

Potable Water Yes 
Sewer Yes 

Transportation  Yes 
 

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 Map Designation 

Zoning 

North  Commercial   GC & CEC B-1 & A-1 
South Animal hospital and 

motor vehicle 
repair/administration use 
across Caton Hill Road 

REC B-1 & A-1 

East Multi-family Residential REC PMD 
West Commercial and 

Residential  
GC & REC B-1, A-1 & O(M) 

 
 

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 
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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. 
 
This site is located within the Development Area, and is classified as REC, Regional Employment 
Center, on the Long Range Land Use Map.  The following table summarizes the uses and densities 
intended within the REC designation: 
 

Long Range Land 
Use Map Designation 

Intended Uses and Densities 

Regional Employment 
Center (REC) 

The purpose of the Regional Employment Center classification is to 
provide for areas located close to and/or with good access from an 
interstate highway where intensive regional employment uses are to be 
located. REC projects* should be planned and developed in a 
comprehensive, coordinated manner. Primary uses in the REC are mid-
rise and/or high-rise office (including government offices particularly 
those for Prince William County agencies), research and development 
facilities, lodging, and mixed-use projects. Residential uses shall 
represent no greater than 25 percent of the total REC gross floor area of 
the project. Drive-in/drive-through uses are discouraged. 
Shared/structured parking is encouraged. The acceptable housing type 
within any mixed-use REC project is multi-family, at a density of 16-30 
dwelling units per gross acre, less the ER designated portion of a 
property. Development in REC projects shall occur according to an 
infrastructure implementation plan submitted at the time of rezoning. 
The intent of this plan is to ensure that critical infrastructure for office, 
employment and lodging uses is developed adequately for each phase of 
the project. Development shall also occur according to a phasing plan 
that must ensure that office, employment, and lodging uses are always 
the primary uses within the area rezoned. Office development in REC 
areas is encouraged to be in accordance with the Illustrative Guidelines 
for Office Development, provided as a supplement to the Community 
Design Plan chapter of the Comprehensive Plan and available from the 
Planning Office. A minimum office building height of 4-6 stories is 
preferred. 

 
The Applicant provided the following summarized description of the proposed development and the 
proffer amendment request: 
 

The Applicant seeks to amend the plans and proffers associated with PRA #PLN2009-00339 
to allow for a new program that supports construction of a premier urgent and specialty care 
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medical center. Specifically, the Applicant seeks to initially build an approximately 250,000 
square-foot medical center with a combination of surface and structured parking spaces on 
the recently-acquired property. Kaiser is reserving the right to incorporate a future 
expansion of approximately 85,000 square feet. 
 
The proposed development will be Kaiser’s sixth medical hub in the Mid-Atlantic region 
alone. The Kaiser hub model has proven to fill a major gap in the current health care 
landscape, as it offers specialty care for issues that are too complex for a doctor’s office but 
do not require a multiple-day hospitalization. The hub model has succeeded throughout the 
country in providing 24/7 urgent care with significantly less wait times than average 
emergency departments. Patients can stay in a hub facility for up to 23 hours for any issue 
that does not require ambulance transport and/or admission into a hospital. 
 
The proposed development will offer a wide-range of health care services, including adult 
and pediatric care, women’s health services and pharmacy, as well as a lab, optometry and 
outpatient surgery. The facility also features virtual visit technology, a state-of-the-art MRI 
suite and consult rooms to support one-on-one counseling and care advice for families and 
individuals. 
 

The master zoning plan (MZP) includes a conceptual layout for the medical campus on the ±14.69-
acre site. The proposed medical center building is planned at approximately 6-stories and a 
proposed structured parking facility that is approximately 5-7 stories in height, as viewed from 
Minnieville Road, is planned to the east of the medical center building. An open space area, referred 
to as a health park, is planned in the western portion of the site. The health park will include 
features for recreation such as, trails, lawn areas, hardscape/pavers and landscape areas, outdoor 
furniture, benches/seating areas, work out stations and/or similar amenities. 
 
The primary visitor’s entrance into the site is planned from Minnieville Road. Additional access 
will be available from Caton Hill Road and Southern Oak Way. A comprehensive pedestrian 
network is planned throughout. 
 
Proposal’s Strengths 
 
• Zoning and Long-Range Land Use Compatibility – The property is currently zoned PMD and is 

designated REC in the Comprehensive Plan. The subject site is a portion of a larger mixed-use 
development that was previously approved as Caton’s Crossing. The previously approved 
master zoning plan identified the subject site as Land Bay I and designated it for O(M), Office 
Mid-Rise, and B-1, General Business, uses. With the subject proffer amendment, the master 
zoning plan identifies the subject site as Land Bay III, and designates it for O(M), Office Mid-
Rise, and O(H), Office High-Rise, uses. The application proposes 335,000 sq. ft. of office and 
employment development with a parking garage. The proposed office and employment use is 
recommended as a primary use within the REC designation.  
 

• Parkway Employment Center Sector Plan Long-Range Land Use – The Land Use Concept Map in 
the Parkway Employment Center recommends research and development on the majority of the 
site, and also retail. The O(M) and O(H) districts and the proposed proffers allow: research and 
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development, labs, facilities; and accessory uses, which would include retail and restaurant. The 
intended use is a medical care facility, which is encouraged in the Sector Plan. 

 
• Consistency with Sector Plan Phasing – The Parkway Employment Center Sector Plan 

recommends that specific mile posts, i.e. phases, be followed for the development of the area. 
Specifically, at least 775,000 square feet of new employment uses are desired prior to 
development of any additional residential and retail uses. While residential uses have been 
allowed to be constructed in the past, the application proposes employment uses, which further 
this Sector Plan’s goals.  

 
Proposal’s Weaknesses 
 
• None identified. 

 
On balance, this proffer amendment 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 
relating to building design, site layout, circulation, signage, access to transit, landscaping and 
streetscaping, community open spaces, natural and cultural amenities, stormwater management, and 
the preservation of environmental features.   
 
Proposal’s Strengths 
 
• Design Guidelines – The proffer amendment includes design guidelines for the proposed Kaiser 

Permanente South Nova Hub that include concepts for the quality of development that is 
proposed, as well as specific design standards that will be enforced by the County. The design 
guidelines include architectural guidelines, sample building elevations, and landscape design 
standards.  
 

• Health Park – The Applicant proposes to provide a health park on the subject site that will 
include features for recreation such as, trails, lawn areas, hardscape/pavers and landscape areas, 
outdoor furniture, benches/seating areas, work out stations and/or similar amenities. 

 
• Building Height – The Comprehensive Plan recommends a minimum office building height of 

4-6 stories in the REC designation. Buildings on the subject property will be a minimum of 
three (3) and maximum of six (6) stories, not to exceed ninety-five feet (95’) in height. The 
proffers clarify that the parking garage may include up to seven levels. This is consistent with 
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REC guidance. 
 

Proposal’s Weaknesses 

• None identified. 
 

On balance, this proffer amendment 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 SUP 
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, SUP, Comprehensive Plan amendment, and public facility review 
applications. 
 
Proposal’s Strengths 
 
• No Further Work – This application was sent to the Historical Commission for review and 

comment. At their August 8, 2017, meeting, the Historical Commission determined that no 
further work was necessary. 

 
Proposal’s Weaknesses 
 
• None identified. 

 
On balance, this application is found to be consistent with the relevant components of the Cultural 
Resources Plan. 
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Economic Development 
 
An enhanced, diverse nonresidential tax base creates quality jobs, allowing people to live, work and 
recreate in Prince William County.  The Economic Development Plan sets out policies and action 
strategies that further the County’s goal of attracting and fostering the growth of environmentally 
sound industries to create quality jobs and diversify the nonresidential tax base, creating a climate 
where citizens can live and work in Prince William County.  The Plan includes recommendations 
relating to business attraction, retention and expansion, the provision of adequate infrastructure, 
redevelopment of less competitive areas, telecommuting and other information-age opportunities, 
and recognition of tourism as an industry. 
 
Proposal’s Strengths 
 
• Targeted Industry – The Department of Economic Development (DED) reviewed this proffer 

amendment application and fully supports approval of the application.  DED has worked on this 
project since early 2016 and conferred Targeted Industry Status on this project. This project will 
invest $200 million and create 185 new jobs in a targeted industry (i.e., medical networks)  This 
helps the County meet several goals of the Strategic Plan, including: growing the commercial 
tax base; increasing the number of jobs in targeted industries, and increasing at-place 
employment. 
 

Proposal’s Weaknesses 
 
• None identified. 

 
On balance, this application is found to be consistent with the relevant components of the 
Economic Development 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. 
 
None of the site is mapped as Environmental Resource (ER) or Resource Protection Area (RPA). 
The site has been previously graded in portions of the parcel. There are forested areas, small areas 
with slopes greater than 25%, and jurisdictional wetlands onsite.  
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Proposal’s Strengths  
 
• Tree Preservation Plan – The Applicant has committed to provide a tree preservation plan for all 

trees with a 12-inch-diameter or larger in the natural open space areas. These commitments will 
provide for adequate preservation of the existing vegetation across the site and address the 
utility conflicts within existing natural open space and tree save areas. 
 

• Retention of Environmental Proffers – This proffer amendment retains environmental proffers, 
including 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. 

 
• Leadership in Energy and Environmental Design (LEED) – The Plan encourages energy 

conservation at non-government facilities and residences. The Applicant is highly committed to 
sustainable design/construction and intends to attain at least LEED Silver certification for the 
project. Thus, the development will include a variety of energy efficient and environment 
friendly features and strategies. At this proffer amendment stage of development, specifics 
regarding the exact elements that will fulfill these LEED requirements are not available. 

 
Proposal’s Weaknesses 

 
• None identified. 

 
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 providing timely response to fire, medical, 
hazardous material and natural disaster emergencies.  The Plan includes recommendations relating 
to equipment and facility needs to meet desired levels of service and encouraging the use of fire and 
safety features beyond the minimum required by the Virginia Uniform Statewide Building Code. 
 
The site is closest to the Dale City-Prince William Commons Fire and Rescue Station #20.  It is 
estimated that there are approximately 2,139 responses per tactical unit at this station, which is 
within the station workload capacity of 2,200 incidents.  The site is within the recommended 4.0-
minute response time for fire suppression and basic life support and within the recommended 8.0-
minute response time for advanced life support.  
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Proposal’s Strengths 
 
• Monetary Contribution – The application retains the commitment to make a monetary 

contribution to the Prince William Board of County Supervisors in the amount of $0.61 per 
square foot of gross building floor area to be used for fire and rescue services.  Said contribution 
will be based on the size of the building(s) shown on the applicable site plan(s) (excluding any 
structured parking).  
 

• 4.0 Minute Travel Time – The site is within the recommended 4.0-minute travel time for fire 
suppression and basic life support. 
 

• 8.0 Minute Travel Time – The site is within the recommended 8.0-minute travel time for 
advanced life support. 
 

• Station Workload – The average incidents per tactical unit from the closest station is within the 
recommended standard. 

 
Proposal’s Weaknesses  

 
• None identified. 
 
On balance, this application is found to be consistent with the relevant components of the Fire and 
Rescue 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 
 
• No Issues/Comments – This proffer amendment was referred to the Police Department, Crime 

Prevention Unit, and they raised no issues. 
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Proposal’s Weaknesses 
 
• 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 site is located within the Development Area of the County and is required to utilize public 
water and sewer to develop. Public water is available on-site from existing 12-inch water mains 
located along Southern Oak Way, Minnieville Road, and along the eastern property boundary. 
Appropriate looping will be coordinated during the site plan review process. 
 
Proposal’s Strengths 
 
• Potable Water – The site has been and will continue to be developed using public water with the 

Applicant responsible for all associated costs, including any modifications that result from the 
proposal. 

 
Proposal’s Weaknesses 
 
• None identified. 

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

Sewer Plan Analysis 
 
Appropriate wastewater and sanitary facilities provide needed public health and environmental 
protections.  The 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.   
Public sewer exists along the southern property line.  Stub outs to adjacent properties shall be 
provided with appropriate easements for both water and sewer extensions. 
 
The site is located within the Development Area of the County and is required to utilize public 
water and sewer to develop. Public sewer is available from existing 8-inch gravity sewer mains 
located along Green Ash Loop and Southern Oak Way. 
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Proposal’s Strengths 
 
• Public Sewer – The site has been and will continue to be developed using public sewer with the 

Applicant responsible for all associated costs, including any modifications that result from 
proposal. 

 
Proposal’s Weaknesses 
 
• None identified. 

On balance, this application is found to be consistent with the relevant components of the Sewer 
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 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.  
 
A Traffic Impact Analysis (TIA) was required for this application submission as the proposed use 
would generate enough trips (per the DCSM) to require a TIA.  The proposed Kaiser development 
in the TIA totals 335,000 square feet.   Based on the information in the traffic study from existing 
Kaiser Hub facilities, the property would generate a total of 579 AM peak hour, 579 PM peak hour, 
and 7,048 weekday daily vehicle trips. It includes a 2017 existing condition, 2020 background 
(without the proposed development) and 2020 build (with the proposed development) conditions.  
 
ROADS SERVING THE SITE 
 
Minnieville Road (VA Route 640) – Minnieville Road is a four-lane divided road in the vicinity of 
the site with a 45 MPH posted speed limit. It includes a separate left turn lane into the site at a 
median break at the proposed Southern Oak Way entrance.  There is a sidewalk in place along the 
site frontage. Based on the latest available 2017 VDOT traffic counts, this segment of Minnieville 
Road carries 23,000 annual average daily vehicle (AADT) trips. The portion of Minnieville Road 
along the site frontage is included in the Comprehensive Plan as 4 lanes to an MA-1 standard within 
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128’ of right-of-way with a Class 1 trail on the west side. Other than turn lanes, no additional 
widening is planned on this segment of Minnieville Road. In addition to a proposed signalized 
entrance for Southern Oak Way at Minnieville Road  opposite Holly Acres, the Applicant proposes 
a right in/right out entrance approximately 250’ west of Southern Oak Way and a proposed right 
turn out only emergency vehicle exit approximately 400’ to the east on Minnieville Road.   
 
Caton Hill Road (VA Route 849) – Caton Hill Road is a four-lane divided local road with a posted 
speed limit of 50 MPH in the vicinity of the site. It includes an unsignalized intersection and 
median break at Southern Oak Way. Based on the latest available 2017 VDOT traffic counts, this 
segment of Caton Hill Road carries 24,000 annual average daily vehicle (AADT) trips. It includes 
separate right and left turn lanes into Southern Oak Way and a sidewalk along the north side. A 
PRTC bus stop is located on the north side of Caton Hill Road approximately 300 feet east of 
Southern Oak Way. The portion of Caton Hill Road along the site frontage is included in the 
Comprehensive Plan as 4 lanes to an MA-1 standard within 120’ of right-of-way with a Class 1 trail 
on the south side. Other than turn lanes, no additional widening is planned.  The Applicant proposes 
signalization at the Caton Hill Road/Southern Oak Way intersection. 
 
Southern Oak Way – Southern Oak Way is an undivided private street providing access to Caton’s 
Crossing north of Caton Hill Road and to the Department of Motor Vehicles Woodbridge facility 
south of Caton Hill Road. North of Caton Hill Road, the cross section from back-of-curb to back-of 
curb of Southern Oak Way is approximately 54 feet  which can accommodate two (2) lanes in each 
direction. South of Caton Hill Road, Southern Oak Way is approximately 28 feet wide which 
provides for one-lane in each direction. 
 
DAILY LEVEL OF SERVICE ANALYSIS 
 
The daily level of service represents the relationship of the daily volume on a roadway to the 
capacity of that roadway.  It also relates to the speed of traffic versus the expected speed of traffic 
over the course of a normal weekday.  The daily level of service provides a planning tool to 
understand the relationship of travel patterns for various segments of the County population and to 
help understand the impacts of large land use changes and large scale roadway changes within the 
County. The daily LOS from the County model is not to be confused with a peak hour LOS analysis 
– which is generally derived from traffic impact analyses and focuses on the impacts of traffic 
signal timings, intersection lane geometries, turning movements, and peak hour volumes.   
 
The following table provides information concerning the most current AWDT (average weekday 
daily traffic) and levels of services of roadways relevant to this development: 
 

Roadway Name Lanes 2017 VDOT Count 2015 Daily LOS 
Minnieville Road 4 23,000 VPD C  
Caton Hill Road 4 24,000 VPD C 

 
Proposal’s Strengths  
 
• Entrance Improvements – The Applicant will prepare Signal Justification Reports (“SJRs”) for 

the full access entrance to the property located at the median crossover on Minnieville Road 
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(aligned with Holly Acres site entrance) and the entrance to the Subject Property located at a 
median crossover on Caton Hill Road (aligned with Great Oaks Drive). In the event the SJRs 
conclude that certain improvements, including but not limited to traffic signals, are justified at 
either of the said entrance intersections, the Applicant will construct the improvements at no 
cost to the County or VDOT. Under the previous application (#PLN 2009-00339), traffic signal 
warrant studies for the Minnieville Road and Caton Hill Road entrances for the site were 
completed and the signals were warranted.   
 

• Bus Shelters – The Applicant agrees to construct bus shelters on Minnieville Road and Caton 
Hill Road along the frontages of the property, as recommended by Potomac and Rappahannock 
Transportation Commission. 

 
Proposal’s Weaknesses 
 
• None identified. 

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

Strategic Plan  
 
This section of the report is intended to address the project’s alignment with the outcomes provided 
within the County’s Strategic Plan.  The Strategic Plan posits that individuals, families and 
businesses prefer communities with a robust economy; easy access to jobs, services and activities; 
that support even the most vulnerable in the community; are safe and secure; and provide a quality 
education that assures lifelong learning and steady employment. From this analysis, the Strategic 
Plan Team developed five strategic goal areas to guide Board actions: “Robust Economy,” 
“Mobility,” “Wellbeing,” “Safe and Secure Community,” and “Quality Education and Workforce 
Development.”  It is important to note that no single area is viewed as more critical than another. 
Rather, each are interrelated and have direct impact on each other. Collectively, these goal areas 
impact the quality of life in all facets of the community 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 aspects of the proposal relative to the Strategic Plan are as 
follows: 

Increase commercial tax base 
• The commercial uses will support the goal of increasing the commercial tax base as a 

percentage of overall tax revenue to 35%. 

Increase at-place employment 
• Future non-residential uses on the site support the goal of increasing growth in at-place 

employment by more than 3,300 jobs per year. 
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Proffer Analysis 
 
This section of the report is intended to provide additional comments regarding the proffer 
statement, as drafted: 
 
• Removal of Satisfied Proffers – The subject proffer statement proposes to strike proffers that 

have been satisfied since the approval Proffer Amendment #PLN2009-00339, Caton’s Crossing, 
on September 15, 2009; and proffers that are not specifically relevant to Land bay III. This is 
consistent with Planning Office policy.  

 
 

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 
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. 
 
• None identified. 

 
 

Waivers and Modifications 
 
Pursuant to Section 32-700.25 of the Zoning Ordinance, a planned development zoning district may 
include waivers and/or modifications to specific standards of the Subdivision Ordinance, the 
Zoning Ordinance, or the Design and Construction Standards Manual (DCSM). The waivers and 
modifications incorporated into the Applicant’s Proffer Statement. The proffer amendment includes 
waiver requests, as follows: 
 

• Modification of Sections 250.31 and 405.04(4) of the Zoning Ordinance and Sections 
802.11 and 802.12 of the DCSM to waive all internal buffers between uses and to modify 
the buffer between the Subject Property and the adjacent properties to the west identified 
with GPINs #8292-55-7551 and 8292-55-9234 and to modify the PMD perimeter buffer in 
accordance with the following:  

 
o Modify the buffer width and planting standard along the western boundary of the 

Property. A minimum buffer width of twenty feet (20’) shall be provided and said buffer 
shall be planted in accordance with the Open Space/Buffer Plan.  

 
o Waive the buffer along the Minnieville Road frontage of the Subject Property. A 

landscaped area a minimum of thirty feet (30') in width shall be provided along said 
frontage and shall be planted with a minimum of 180 plant units per 100/ft using a mix 
of trees and shrubs with perennials and ornamental grasses in a design generally 
compatible with the design used with the Caton's Ridge apartment complex. The shared 
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utility easement shall be located outside the landscaped area but may be located in the 
parking area adjacent to the landscape area.  

 
o Modify the buffer along the southern boundary adjacent to GPIN #8292-75-2419 of the 

Subject Property in accordance with the Open Space/Buffer Plan. 
 

Comment: The requested waiver was previously approved with the original approval. The 
Applicant has updated the waiver request with the subject proffer amendment and clarified the 
planting commitment with the proposed revision. Staff recommends approval of the updated 
waiver and modification request.  

 
 

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 
Economic Development 
Fire and Rescue 
Planning Office, Case Manager and Zoning Administration 
Police Department 
PWC Historical Commission  
PWC Service Authority 
PWC Transportation 
VDOT 
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