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TO: Planning Commission
FROM: Scott F. Meyer
Planning Office
RE: Proffer Amendment #REZ2019-00024, Hawthorn Retirement Residence at Reid’s Prospect

Occoquan Magisterial District

l. Background is as follows:

A Request: This is a request to amend the proffers associated with REZ #PLN2000-
00041 to change the use designation in a portion of Land Bay | from OC-2 (now O(H),
Office High Rise) to O(H), Office High Rise / B-1, General Business, to permit an
assisted living facility, along with associated modifications, to include signage,

building height, and floor area ratio (FAR) increase.

Uses / Features

Previously Approved per
REZ #PLN2000-00041
(PMD zoning)

Proposed
(PMD zoning);
with Proffer Amendment

Office/Employment uses

Zoning OC-2 - as proffered O(H), Office High Rise / B-1,
now O(H), Office High Rise General Business
Use(s) Land Bay | (£11.42 acres) Land Bay ] (Newly created)

(£5.41 acres)

Office/Employment/Assisted
Living Facility uses

Monument Sign Height

10 feet

12 feet (as modified)

Floor Area Ratio (FAR)

1.25in O(H); 0.40in B-1

0.86 (as modified)

Building Height

Up to 100 feet, O(H) zoning
Up to 45 feet, B-1 zoning

Up to 100 ft, O(H) zoning
Up to 60 feet, B-1 zoning
(as modified)

B. Site Location: The subject £5.41-acre site is located north of Prince William Parkway,
west of Laurel Hills Drive, and south of the terminus of Effie Rose Place. The subject
site is identified on County maps as GPIN 8193-31-4635 (portion), and is currently
addressed as 4460 Prince William Parkway.
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Comprehensive Plan: The site is designated CEC, Community Employment Center, in
the Comprehensive Plan, and is located within the Government Center Sector Plan
special planning area.

Zoning / Acreage: The t5.41-acre site is zoned PMD, Planned Mixed Use District, and
is located within the Prince William Parkway Highway Corridor Overlay District. Itis
currently located in Land Bay | (Office High-Rise), within the Reid's Prospect mixed
use development.

Surrounding Land Uses: The subject property is an existing, undeveloped land bay
as a part of Reid's Prospect along westbound Prince William Parkway that is intended
for Office/Employment and supporting commercial/retail uses. To the north is an
undeveloped land bay that is designated for Live/Work units. South and across
Prince William Parkway is undeveloped, vacant land and an existing single-family
residential property, and the western portion of the Ridgewood Center office
complex. To the east and across Laurel Hills Drive is undeveloped, vacant land.
West of the site is an undeveloped land bay designated for Office/Employment uses.

Background & Context: The Applicant (Hawthorn Development LLC) is the contract
purchaser of a portion of the property identified as GPIN 8193-31-4635, consisting of
+5.41 acres. The Applicant is proposing to change the use designation in a portion of
Land Bay | from OC-2 (now O(H), Office High Rise) to O(H), Office High Rise / B-1,
General Business, to permit an assisted living facility, along with associated
modifications, to include the following: signage, building height increase, and floor
area ratio (FAR) increase. A new Land Bay “J” will be created to include the +5.41
acres, which is subject to this proffer amendment.

The subject property is part of the mixed-use development known as Reid’s
Prospect; which is zoned PMD, Planned Mixed Use District. The area along the
Prince William Parkway (Land Bay I) is planned for employment uses, subject to the
proffers approved by the Board of County Supervisors with the approval of Rezoning
#PLN2000-00041, on October 26, 2004. If the proffer amendment is approved, it will
amend the proffers of REZ #PLN2000-00041 for the £5.41-acre subject area.

This proposal was initially scheduled and advertised for Planning Commission public
hearing on October 2, 2019. However, in order to allow more time to address staff
concerns, the Applicant requested deferral to a date-certain of October 16, 2019.
The Applicant's deferral letter is attached, along with the most recent Planning
Commission resolution.
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Current Situation is as follows:

A

Planning Office Recommendation: Staff recommends approval of Proffer
Amendment #REZ2019-00024, Hawthorn Retirement Residence at Reid's Prospect,
subject to the proffers dated August 28, 2019, with the removal of Proffer #32
(modification to allow overhead utility lines and pole to remain aboveground), for the
following reasons:

e The proffer amendment allows for the option of developing an assisted living
facility in the newly created Land Bay J, while still retaining the previously-
proffered allowable office/employment uses.

e An assisted living facility is among the uses specifically shown in the
Governmental Center Sector Plan for this general area of Reid’s Prospect.

e The proffer amendment retains all prior use mixture and design-related
commitments for the Reid's Prospect development, including Design
Guidelines.

e As proffered, the new impacts associated with the assisted living facility will
be adequately mitigated.

Planning Commission Public Hearing: A public hearing before the Planning
Commission has been advertised for October 16, 2019.

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 CEC, Community Employment Center, land-use designation?

2. Level of Service (LOS): How does the proposal address the mitigation of
impacts to existing levels of service?

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?

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

Other Jurisdictional Comments: Have other jurisdictions raised any issues?

Legal Uses of the Property: What uses are allowed on the property? How are legal
issues resulting from the Planning Commission’s action addressed?

#REZ2019-00024| Page 3



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 #REZ2019-00024, Hawthorn
Retirement Residence at Reid's Prospect, subject to the proffers dated August 28,
2019, with the removal of Proffer #32 (modification to allow overhead utility lines
and pole to remain aboveground).

1. Comprehensive Plan Consistency Analysis:

a. Long Range Land Use: Although the use is not anticipated to be a
significant employer, the proposed assisted living facility will add to
the mixture of uses for the Reid's Prospect development within the
PMD, Planned Mixed Use Development, zoning district. The previous
employment/office use options are still being retained in the subject
land bay.

b. Level of Service (LOS): The LOS impacts for the request would be
mitigated through monetary contributions by the proffers, as follows:

Water Quality $75 per acre +5.41 acres $405.75
Fire & Rescue $0.61 per SF of Up to $123,627.48
building area +202,668 SF

(FAR of 0.86) (new building)

TOTAL $ 124,033.23

2. Strategic Plan:

a. Robust Economy: The proposed proffer amendment to allow for an
assisted living facility expands the type of uses within Land Bay |,
which is currently planned for Employment/Office uses. Since this
type of assisted living facility land bay is more of a residential
product, it deviates from the preferred uses, and will not promote
many employment opportunities. However, the use and among the
mixture of other uses in the area can still positively align with the
Strategic Plan goal to increase the commercial tax base as a
percentage of overall tax revenue to 35%.

3. Community Input: Due to the proposed height increase as part of this
application, notice of the application has been transmitted to property
owners within 1,320 feet of the site. As of the date of this staff report, the
Planning Office has received two letters of opposition from the neighboring
property owner to the north, dated April 10, 2019 and May 28, 2019. The
primary concern referenced was the proposed layout that does not include
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interparcel connection from the proposed live-work units through the
office/commercial area and obstructs accessibility to Prince William Parkway.
A letter of support from the Lake Ridge Occoquan Coles Civic Association
(LOCCA) was received on April 2, 2019. LOCCA has indicated its full support
of the proposal as an independent living facility, which will serve the
surrounding community. During the review, LOCCA had requested, and the
Applicant agrees, to a courtesy review for architecture, landscaping, and
other design aspects by LOCCA and the adjacent Laurel Hills community.

4, Other Jurisdictional Comments: The subject site is located outside of the
required notification area of any jurisdiction.

5. Legal Uses of the Property: If the rezoning is approved, the site could be
developed as an assisted living facility with associated modifications, in
addition to the other permissible uses in the PMD, Planned Mixed Use
District, as proffered. Legal issues resulting from the Planning Commission'’s
action are appropriately addressed by the County Attorney's Office.

6. Timing: The Planning Commission has until December 31, 2019, which is 90
days from the first public hearing date, to take action on a rezoning/proffer
amendment application. A recommendation to approve the application
would meet the 90-day requirement.

Recommend denial of Proffer Amendment #REZ2019-00024, Hawthorn Retirement
Residence at Reid's Prospect.

1. Comprehensive Plan Consistency Analysis:

a. Long-Range Land Use: The subject property is designated CEC,
Community Employment Center, in the Comprehensive Plan and is
currently zoned PMD, Planned Mixed Use Development. As
proposed, the assisted living facility does not create significant
employment opportunities, which is a weakness of the application.
The existing zoning directly implements the land use designation,
while encouraging employment-based uses. If the proffers are not
amended to allow for the assisted living facility, the site can still be
developed in a manner consistent with the CEC use designation.

b. Level of Service: Denial would not have an adverse impact on the
existing level of service.

2. Strategic Plan:

a. Robust Economy: If the proposed proffer amendment is denied,
Employment/Office uses would continue to be required within Land
Bay I. As currently proffered, the allowable uses positively align with
the Strategic Plan goal to increase the commercial tax base as a
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percentage of overall tax revenue to 35%. The office and supporting
new commercial/retail uses are considered consistent with Strategic
Plan objectives of promoting new employment opportunities and
increasing the commercial tax base. Resulting commercial tax
revenues and job opportunities will be consistent with the Strategic
Plan goal to increase the commercial tax base to 35 percent.

3. Community Input: Due to the proposed height increase as part of this
application, notice of the application has been transmitted to property
owners within 1,320 feet of the site. As of the date of this staff report, the
Planning Office has received two letters of opposition from the neighboring
property owner to the north, dated April 10, 2019 and May 28, 2019. The
primary concern referenced was the proposed layout that does not include
interparcel connection from the proposed live-work units through the
office/commercial area and obstructs accessibility to Prince William Parkway.

A letter of support from the Lake Ridge Occoquan Coles Civic Association
(LOCCA) was received on April 2, 2019. LOCCA has indicated its full support
of the proposal as an independent living facility, which will serve the
surrounding community. During the review, LOCCA had requested, and the
Applicant agrees, to a courtesy review for architecture, landscaping, and
other design aspects by LOCCA and the adjacent Laurel Hills community.

4, Other Jurisdictional Comments: The subject site is located outside of the
required notification area of any jurisdiction.

5. Legal Uses of the Property: If the proposed proffer amendment is denied,
the site could still be developed with a variety of uses, including office and
supporting commercial, as currently proffered with REZ #PLN2000-00041.
Legal issues resulting from the Planning Commission’s action are
appropriately addressed by the County Attorney's Office.

6. Timing: The Planning Commission has until December 31, 2019, which is 90
days from the first public hearing date, to take action on a rezoning/proffer
amendment application. A recommendation to deny the application would
meet the 90-day requirement

V. Recommendation is that the Planning Commission accept Alternative A and recommend
approval of Proffer Amendment #REZ2019-00024, Hawthorn Retirement Residence at Reid’s
Prospect, subject to the proffers dated August 28, 2019, with the removal of Proffer #32
(modification to allow overhead utility lines and pole to remain aboveground).

Staff: Scott F. Meyer, x 6876
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Attachments

Area Maps

Staff Analysis

Mark-up Proffers (showing all changes)

Clean Proffers (proposed)

Master Zoning Plan

[llustrative Site Package

[llustrative Line of Sight Exhibits (not proffered)
Design Guidelines for Reid's Prospect
Historical Commission Resolution

Applicant Deferral Request Letter

Planning Commission Resolution (for deferral)
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Aerial Map
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Long-Range Land Use Map
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Government Center Sector Plan - Long-Range Land Use Map
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Government Center Sector Plan - Land Use and Density Concept Exhibit
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Staff Analysis

Part I. Summary of Comprehensive Plan Consistency

Staff Recommendation: APPROVAL

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

Comprehensive Plan Sections Plan Consistency
Long-Range Land Use No
Community Design Yes
Cultural Resources Yes
Environment Yes
Fire & Rescue Yes
Police Yes
Potable Water Yes
Sanitary Sewer Yes
Transportation Yes

Part Il. Comprehensive Plan Consistency Analysis

The following table summarizes the area characteristics:

Direction Land Use Long-Range Future Zoning
Land Use Map
Designation
North Undeveloped land bay, designated CEC PMD (office;
for Live/Work units; live/work);
12 live/work units in townhouses PMR (medium
(Reid's Prospect) density residential
/ open space)
South Undeveloped, vacant land; Existing O B-1; O(L)

single-family residential property;
Western portion of Ridgewood
Center office complex (County
offices)

East Across Laurel Hills Drive; SRL A-1
undeveloped, vacant land
West Undeveloped land bay, designated CEC PMD (office)
for Office/Employment uses (Reid's
Prospect)
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Staff Analysis

Long-Range Land Use Plan Analysis

Through wise land use planning, the County ensures that landowners are provided a reasonable use
of their land while the County is able to judiciously use its resources to provide the services for
residents’ and employers' needs. The Long-Range Land Use Plan sets out policies and action
strategies that further the County’s goal of concentrating on 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 of the County, and is designated CEC, Community
Employment Center, in the Comprehensive Plan. The following table summarizes the uses and
densities intended within this designation:

Long-Range Land Use Intended Uses and Densities
Map Designation

Community The purpose of the Community Employment Center classification is to
Employment Center provide for areas of low- to mid-rise offices (including government
(CEC) offices, particularly those for Prince William County agencies),

research and development, lodging, and mixed-use projects planned
and developed in a comprehensive, coordinated manner. CEC
projects shall be located at or near the intersection of principal
arterials and major collector roads, or at commuter rail stations.
Residential uses shall be considered secondary uses and shall
represent no greater than 25 percent of the total CEC gross floor area
of the project. Drive-in/drive-through uses are discouraged. Single-
family attached or multifamily housing including elderly housing is
permitted, at a density of 6-12 units per gross acre, less the ER
designated portion of a property. Development in CEC 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 CEC areas is
encouraged to be in accordance with the lllustrative 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 3-5 stories is
preferred.
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Staff Analysis

Government Center Sector Plan

This property is also located within the Government Center Sector Plan special planning area.
According to the associated Long-Range Land Use Plan Map, the site is located within the CEC-CC
land use classification, which calls for mostly office development and employment-based uses.

e Purpose and Background: The Government Center Sector Plan has been prepared to create
an outstanding central focal point for the County that will firmly establish a center of
activities and further the economic development goals of the County. This Plan is intended
to provide opportunities for both expanding the County government and cultural activities,
and to plan for the establishment of private commercial and residential uses within two
proposed mixed-use communities, one on each side of Prince William Parkway in the vicinity
of the existing County administration complex.

Community Employment Center - County Center (CEC-CC) Overlay

The CEC-CC land use classification is expected to develop as one or a series of mixed-use projects
with a large-scale, centralized orientation of buildings and activities associated with the
administration of the County and Pfitzner Stadium. Drive-in/drive-through uses, in-line or strip
shopping centers, other freestanding retail uses, self-storage centers, automotive related uses, and
warehousing uses are prohibited. The density for the nonresidential uses is a minimum of 0.50 floor
area ratio. Single-family detached, single-family attached, or multifamily housing, particularly age-
restricted housing types are permitted at higher densities in the center of the CEC-CC area with a
lowering of density as distance from the center increases.

The purpose of the CEC-CC land use classification is to provide for areas of low- to mid-rise office,
lodging, and mixed-use projects planned and developed in a comprehensive, coordinated manner,
focused on central open space areas. The CEC-CC includes properties north of Prince William
Parkway, including those properties to the east of County, Park Authority, and Service Authority
properties along the boundary of the Laurel Hills and Westridge subdivisions. Development in the
CEC-CC shall occur in substantial accordance with the County Center Design Guidelines and Concept
Plan described in more detail as a supplement to the Government Center Sector Plan.

e LU-POLICY 3: Maintain an overall objective of achieving higher intensity land uses in the core
area (County center and Town center) and appropriate transitioning of development
densities throughout the sector plan area.

ACTION STRATEGIES:

1. Ensure that the developments fronting on Prince William Parkway, extending from the
Town Center and County Center areas to The Glen, contain a significant amount of office
development. Also, ensure that the easternmost parcel along the north side of the Parkway
is mostly office development. Allow some residential development in this parcel that is
integrated with development on the adjoining properties.
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Staff Analysis

The Applicant has provided the following description of the project. Below is an extracted portion of
from the Applicant’s project narrative:

Hawthorn offers a unique assisted living facility that does not yet exist in Prince William County.
Hawthorn's assisted living facilities are designed for those who are still ambulatory, but in need of
some support. Typically, a majority of the residents are single and range in ages from late 70s
and 80s. Private rooms provide the advantages of independence while the services included
provide support, security, and friendship. There are two manager couples that live onsite and one
of them is available 24 hours a day. All services and utilities (except for telephone services) are
included in the rent (month to month rental, and not a "buy-in facility"). Furthermore, the services
provided are one level of service and are the same for all residents.

Hawthorn's private suites range in size from studio, one and two bedrooms. The resident suites
are accessed from internal corridors with some suites having exterior patios and decks. The two
manager units can be accessed from their own private exterior entry doors as well as from the
interior corridors. Access to the building requires a key pass and all external doors are locked in
the evening. Each resident suite is equipped with emergency call systems (emergency pull cords
and voice communication systems) in each bedroom and bathroom. Hawthorn provides three
meals per day that are served restaurant style in a central dining hall.

The Applicant has confirmed that this type of proposed assisted living facility will not be licensed,
due to its alternative range of services and business operation model. The Zoning Ordinance does
not have a licensing requirement for assisted living facilities.

There is a Zoning Determination that designates the proposed use as an assisted living facility.
However, based on staff's understanding of the nature of this type of assisted living facility, the use
is not anticipated to be a significant employment generator, and resembles a congregate care,
independent senior living, or concierge senior living (residential product) - rather than a more
typical assisted living facility (commercial product), which the County has seen. Although the
proposed new use option is an assisted living facility, as previously mentioned in the above section,
it will function more as an independent senior living facility - and less like an office/commercial
facility. Based on staff's interpretation, this end-user will be introducing a residential-type use into
an area of Reid's Prospect that is targeted for employment uses. Even though other employment
use options are being retained, if this use proceeds, the “employment center” will essentially be
converted to what will function as “multi-family residential”. This is contrary to what has been
envisioned for this specific land bay for Reid's Prospect.

In regard to employment and third-party provider information, the Applicant has provided the
following, as extracted from an email correspondence:

e Employees: This location will have approximately 35-40 employees with a various range of skills
and pay. Some employees will be paid by the hour while other employees will have a salary. The
range of annual pay and other compensation is between $20,000 to $120,000.

e Third Party Companies (Independent Providers): Hawthorn has a list of third-party medical

companies that they work with frequently in the area and provide this list to its residents as referrals
(please note that Hawthorne does not endorse these companies). If a resident hires a
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Staff Analysis

person/company outside of this list that person/company is screened by Hawthorn prior to
beginning any services to ensure that the company is licensed, bonded, etc. On average,
approximately 10%-20% of the residents may contract with an independent provider for various
reasons. Because the contract is between the independent provider and the resident we do not
have cost estimates.

Proposal’'s Strengths

Option for Employment Uses: As proffered, all previously-proffered employment uses in
Land Bay J will still pertain, with the additional option to include an assisted living facility.
This restriction shall not preclude first floor secondary retail uses in multi-story buildings,
with the primary use being employment related.

Compatible Use in Government Center Sector Plan: This proposal will deliver an assisted
living facility, which is among the potential targeted uses for the Government Center Sector
Plan. Also, the Land Use and Density Concept Exhibit indicates an assisted living facility

for this general area. According to the Applicant, this proposed facility will have
approximately 35 to 40 employees, and with a varied range of skills and compensation.

Proposal’'s Weaknesses

Incompatibility of B-1 Zoning with CEC Designation: As proposed, the use/zoning
designation in a portion of the subject land bay is being changed from O(H) to O(H)/B-1 to
allow an assisted living facility as a by-right use. A new Land Bay “)” will be created to include
the area (+5.41 acres) that is subject to this proffer amendment. Staff notes that the B-1
zoning district is not a zoning district that appropriately implements the CEC use
designation. Although the options for office/employment-type uses are still being retained,
the introduction of the B-1 zoning district does not directly implement the envisioned uses
for this area of the development.

Displacement of Office: As prescribed in the Community Employment Center - County
Center (CEC-CC) use designation overlay, in which this site is located, the policy guidance is
to ensure that the easternmost parcel along the north side of the Parkway is mostly office
development. Furthermore, staff notes that in the development of this portion or Reid's
Prospect, the day care facility (Prestige) has maximized secondary uses in this area.
Although a new assisted living facility will further add to the mixture of uses, it will not bring
employment/office-oriented uses to this land bay along the Prince William Parkway. With an
assisted living facility going into an area intended for office-type uses, it will reduce the
overall employment potential of Reid's Prospect.

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

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.

This subject proposal contains requests for the following three (3) design modifications:
Signage; Height Increase; and Floor Area Ratio (FAR) Increase.

Signage Modification: Section 32-250.23 of the Zoning Ordinance allows the Board of County
Supervisors to approve signage that is not consistent with the sign standards within the Zoning
Ordinance as part of a rezoning/proffer amendment request.

e As a part of this proffer amendment/rezoning request, the Applicant is requesting the
following signage modification: increase in monument sign height (10 feet to 12 feet).

Height Modification: Pursuantto Zoning Ordinance Sections 32-400.03.2 and 32-400.03.5, the
Applicant is requesting the maximum height of any building to be constructed on the property, may
be up to 60 feet. This deviates from the standard B-1 zoning requirements of 45 feet in height.

e As a part of this proffer amendment/rezoning request, the Applicant is requesting the
following height modification: increase allowable height from 45 feet to 60 feet, to
accommodate the proposed height for the assisted living facility in the B-1
zoning/designation for Land Bay J.

Floor Area Ratio (FAR) Increase: In accordance with Section 32-400.04.3 of the Zoning Ordinance,
the Applicant requests modification of Section 32-401.14.4 to allow for a maximum FAR of 0.86 (from
0.40 in B-1 zoning).

Please refer to the “Waivers and Modifications” section at the end of this staff report for more
explanation and analysis for each of the above-listed items.

Proposal’s Strengths

e Design Guidelines: As part of the original proffers, a Design Review Committee was
established for Reid's Prospect that outlines building design, style, landscaping, architectural
theme, etc. The proposal will comply with these Design Guidelines.

e Architecture: The Applicant proffers a coordinated architectural design theme in the
development of the newly created Land BayJ. If approved, the exterior of all structures shall
be composed primarily of brick, glass, architectural pre-cast concrete, hardi-type siding or
panels, job-cast architectural concrete or stone. Other similar materials may be used as
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approved by the Planning Director, or his designee, but in no event shall buildings with metal
channel siding be allowed.

e lllustrative Layout/Design: The Applicant has provided an Illustrative Site Plan layout, should
the property develop as an assisted living facility. As shown on the illustrative layout, over
50% of the property will have pervious area. Also, an illustrative building elevation for an
assisted living facility has been proffered.

e Signage / Entrance Feature: The Applicant is providing signage/gateway details that
integrate into the overall community design and architectural themes, which serve as
periphery anchor points and focal points.

e Courtesy Review with LOCCA/PELT & Laurel Hills Community: The Applicant proffers a
courtesy review prior to final site plan approval.

Proposal’'s Weaknesses

e Reduced / Modified Landscaping: A 50-foot wide HCOD buffer is required along the frontage
of Prince William Parkway. The original rezoning case reduced the buffer to 30-foot and
showed an easement parallel and closest to the Parkway. Currently, an overhead electric
utility easement runs in this area. The Applicant is proposing a variety of encroachments
(utilities, easements, retaining walls, etc.) into the buffer, and is proceeding with a 30-foot
buffer. As such, the proposal still does not meet minimum design standards. As proposed,
there will be retaining walls, utilities, easements, the entrance signage feature, and variable
landscaping, within landscaping buffers/areas that have already been modified from the
original rezoning. Although there are onsite limitations due to topography, layout, and
access improvements, there will be partial encroachment into buffers that have already
been modified and/or reduced.

e Limited Interparcel Access: As proffered, there shall be a minimum of one (1) interparcel
access connection for this land bay. This is located on the western side of the development,
which will be for vehicular access. In the event that the surrounding development changes,
or depending on how the new subject property (Land Bay ) is ultimately developed, there
should be an additional full interparcel access to the north, and not just limited to pedestrian
movement. The site contains one of the limited points of access from Reid's Prospect to
Prince William Parkway.

e Integration with Adjacent Uses: The site is located in an area planned for mixed-use
development. The grading, which relies on the use of retaining walls, and site design limit
the proposal's integration with surrounding uses within Reid's Prospect.

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

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

Phase | archaeological studies are generally required at submission of rezoning and special use
permit applications where significant prehistoric or historic sites and cemeteries are known or
suspected. Phase Il 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.

The Historical Commission initially reviewed this application during their regularly scheduled
meeting on March 12, 2019. The Commission’s review action was as follows: “Request details
regarding disinterment and reinternment of the remains from the cemetery”. The County
Archaeologist concurred and requested further clarification of the cemetery extent/location.

Upon further review, the noted Marshall Cemetery is located in this general project area, but is not
on the subject site. As requested, a copy of the court Final Order to relocate the graves at the
Marshall Family Cemetery to the Clifton Cemetery, and the Certification of proof has been provided
by the Applicant that all human remains have been relocated to another appropriate offsite location.

Proposal’s Strengths

e No Further Work: The Historical Commission reviewed this proposal at its March 12, 2019
and June 11, 2019 meetings. After receiving clarifying information of the relocation of graves
and further confirmation, it and determined that no further work was needed. The County
Archaeologist concurs. The latest resolution is provided as an attachment at the end of this
staff report.

Proposal’'s Weaknesses

e None identified.

On balance, this application is found to be consistent with the relevant components of the Cultural
Resources Plan.
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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 site is entirely wooded on with steep slopes on highly erodible soils. There is a potential
jurisdictional wetland. There are no Resource Protection Area (RPA) or floodplain features. A
conservation area and buffers exist along the eastern side of the site.

SUBWATERSHED: Occoquan River subshed 432
TOTAL SITE AREA/ ER AREA: 5.4 acres / to be provided
TREE SAVE AREA: Not provided

UNDISTURBED AREA: Not provided

IMPERVIOUS/ PERVIOUS: 2.85 acres / 2.55 acres

AREA OF DISTURBANCE: Not provided

RARE, THREATENED, AND ENDANGERED SPECIES: No suitable habitat.

SOILS:
No. Soils Name Slope Erodibility
10C Buckhall Loam 7-15% Severe
23D Gaila Sandy Loam 15-25% Severe
41B Neabsco Loam 0-7% Moderate
44D Occoquan Sandy Loam 7-25% Severe

This site has frontage on Prince William Parkway, which requires a minimum 50-foot wide Highway
Corridor Overlay District buffer. The proffers for the existing Reid's Prospect development
(#REZ2000-00041) allowed for the 50-foot buffer to be modified down to a minimum 30-foot wide
buffer. This Applicant is proposing a variable width buffer a minimum of 30-foot in width. Within
this 30-foot buffer, there are existing various utility (electric, telecommunication) easements parallel
to and abutting the Prince William Parkway. In addition, due to the site topography and the extent
of grading that will need to occur, retaining walls are being installed. Some of these will be placed at
the edge portions of the perimeter buffer areas.

Proposal’s Strengths

e Monetary Contribution for Water Quality: A $75 per acre (£5.41 acres) monetary
contribution for water quality monitoring, stream restoration, and/or drainage
improvements has been proffered.
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e Preservation of Existing Conservation Areas: As proffered, within those portions of the
Property identified as "Conservation Area" on the Open Space & Buffer Plan, vegetation shall
be preserved, subject to disturbance for the following: installation and maintenance of
water line crossings, sanitary sewer crossings, drainage crossings, other utility crossings and
pedestrian trail(s); installation of fencing; installation of such additional landscaping as may
be approved by the County; and removal of noxious vegetation.

Proposal’'s Weaknesses

e Loss of Intact Tree Areas: Currently, the site is entirely wooded with steep slopes and highly
erodible soils. With the proposed development, the entire site will change, due to the
assisted living facility, parking, drive aisles, and other associated improvements. As a result,
there will be a substantial increase in impervious area, loss of existing vegetation, and a
need to manage/control new stormwater runoff. The Applicant is required to meet all
current stormwater management regulations.

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

Fire and Rescue Plan Analysis

Quiality 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 first due fire/rescue station is for the subject site is Fire/Rescue Station #26 (Bacon Race). The
subject property is inside the 4.0-minute travel time criteria for fire and basic life support and inside
the 8.0-minute travel time criteria for advanced support services. Fire/Rescue Station 26 responded
to 1,959 incidents in FY18, while the workload capacity is 2,200 incidents.

Staff has had initial concerns about the ability/ease of emergency vehicles to adequately access the
site. With a median strip in the middle of this portion of the Prince William Parkway, tight U-turn
spacing at the Parkway/Laurel Hills Drive intersection, and minimal interparcel connections,
emergency access to the site is challenging. However, based on further analysis, it has been
demonstrated that an emergency vehicle is able to make a U-turn at the intersection of Prince
William Parkway and Laurel Hills Drive. By the nature of this type of use (assisted living facility),
there can be higher levels of calls for assistance, when compared to other uses.

Fire lanes and interparcel connections will be reassessed at the time of site plan review.
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Proposal’s Strengths

e Monetary Contribution: As proffered, the Applicant will make a monetary contribution of
$0.61 per square foot of new building area to be constructed prior to issuance of any
building permit.

e Inside of 4.0-Minute Travel Time: The site is located within the recommended 4.0-minute
travel time for fire suppression and basic life support.

¢ Inside of 8.0-Minute Travel Time: The site is located within the 8.0-minute travel time for
advanced life support services.

e Station Workload: Based on the latest available data, station #25 responded to 1,959
incidents in FY18, while the workload capacity is 2,200 incidents. As such, it is operating
within capacity.

Proposal’'s Weaknesses

e None identified.

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

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. The 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.

The Police Department does not feel that this proposal will have an overall significant impact on
police services at this time. During the site development process, refer to the Crime Prevention
Through Environmental Design (CTPED) Manual: “Crime Prevention Through Environmental Design:
A guide to safe environments in Prince William County, Virginia”, which can be found at:
http://www.pwcgov.org/government/dept/police/Pages/CPTED.aspx.

The Applicant is encouraged to pay particular attention to the CPTED manual and apply design
principles during the site development/construction and site plan review phase.

#REZ2019-00024| Page 25


http://www.pwcgov.org/government/dept/police/Pages/CPTED.aspx

Staff Analysis

Proposal’s Strengths

e No Significant Impact: The Police Department has reviewed the proposal and does not
believe it will result in a new significant impact on calls for Police service.

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 subject property is within the Development Area of the County and is thereby required to utilize
public water to develop. Public water is available onsite from an existing 8-inch stub-out and a 12-
inch water main located along the northern property boundary and the northeast comer of the
Property, respectively. The developer will be required to provide an onsite looped water main
configuration by connecting these water mains for increased reliability and water quality. In
addition, appropriate easements and stub-outs shall be provided to allow the future extension of
water to the western portion of the site.

Depending on the final configuration of the on-site water mains, additional water main extensions
may be required by the Service Authority to provide adequate fire protection or satisfy water quality
requirements. The Applicant shall plan, design, and construct all onsite and offsite water utility
improvements necessary to develop/utilize the subject property and satisfy requirements in
accordance with all applicable Service Authority, County, and State requirements, standards, and
regulations.

Proposal’s Strengths

o 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. As proffered, the site
shall be connected to public water, with the Applicant bearing all costs associated with
providing onsite and offsite facilities to meet the demand generated by its uses.
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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 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 subject property is within the Development Area of the County and is thereby required to utilize
public sewer to develop. Public sewer is available onsite from an existing 8-inch gravity main located
along the northern property boundary.

Grinder pumps and grease traps in the sanitary sewer system may be required. The Applicant shall
plan, design, and construct all onsite and offsite water utility improvements necessary to
develop/utilize the subject property and satisfy requirements in accordance with all applicable
Service Authority, County, and State requirements, standards, and regulations.

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. As proffered, the
Applicant shall connect to public sewer and is responsible for those onsite and offsite
improvements, with the Applicant bearing all costs associated with providing onsite and
offsite facilities to meet the demand generated by its uses.

Proposal’'s Weaknesses

e None identified.

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

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

The following table provides information concerning the most current average daily trips (ADT) in
vehicles per day (VPD) and levels of service (LOS) of roadways important to this development:

Roadway Name Number of Lanes 2018 VDOT Count 2015 Daily LOS
Prince William Parkway 6 51,000 vehicles per day C
(Route 294) (VPD)

A Deferral of Traffic Impact Analysis (TIA) form was signed by County Transportation and is included
with the rezoning/proffer amendment application. The proposal is to amend the existing proffers to
allow the option to develop an assisted living facility, while retaining the previously-approved
employment uses.

The Prince William Parkway/Black Forest Lane/Reids Circle signalized intersection will be impacted
by a slight increase in traffic from this proposed development. This signal currently operates in
flashing-yellow mode on Prince William Parkway, because VDOT warrants are not currently met for
operation. The Applicant was requested to provide a traffic signal warrant study and any needed
upgrades to the signal for it to be fully operational, subject to VDOT review and approval. In
response, the Applicant’s traffic consultant demonstrated that the small amount of traffic from the
proposed use would not warrant switching the signal from flashing yellow to full signal operation at
the Prince William Parkway/Black Forest Lane/Reid’s Prospect Drive intersection.

The Applicant has coordinated with the owner, Plaza Land, to determine the appropriate location of
the recommended interparcel connection. The Applicant received permission from Plaza Land

approving the interparcel connection location. This is shown on the plan.

Proposal’s Strengths

e Site Access: As proffered, access will be provided by a right-in/right-out entrance
configuration off of westbound Prince William Parkway.
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e Contingency for Updated TIA: In the event a hotel use is located on the Property and if
requested by the County, the Applicant shall provide an updated Traffic Impact Analysis (TIA)
to determine impacts, if any, associated with such use and shall provide, in consultation with
the County Transportation and/or VDOT, measures to mitigate such impacts.

Proposal’'s Weaknesses

e 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
e Increase commercial tax base as a percentage of overall tax revenue to 35%.

Increase at-place employment
e While employment in the assisted living facility may meets the Strategic Plan Goal of
increasing at place employment, these jobs can be lower skilled and lower paying jobs.
Despite the fact that all of the previously-proffered employment use options are being
retained, with the targeted end user(assisted living facility), the potential office uses will be
replaced with a more quasi-residential use.

The following table provides an estimated employment generation summary in “Office” planned
uses as per the approved Master Zoning Plan. Since the subject site is planned as CEC and zoned
PMD (Office/Employment planned uses), staff analyzed the Office scenario and provided for
analytical comparison and are based on the maximum and requested Floor Area Ratio (FAR). In
summary, it is anticipated that the proposal will yield substantially less employees than what is
anticipated in typical Office-type developments.
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Hawthorn Retirement — Employment Yield Analysis
Office — 0.7 and 0.86 FAR
Total Acres 5.41
Residential Acres 0.00
Employment Acres 5.41
ER Acres 0.00
FAR (max and requested) 0.70 0.86
Total Employees 575 708
Total Dwellings 0 0
Total GFA 164,962 202,667
Residents 0 0
Office Employees 527 648
Retail Employees 18 22
Industrial Employees 0 0
Other Employees 30 38
Retail GFA 8,248 10,133
Office GFA 131,969 162,134
Industrial GFA 0 0
Other GFA 24,744 30,400
SFD Units 0 0
SFA Units 0 0
MFA Units 0 0

Based on an assessment of other assisted living/memory care facilities in the surrounding area, such
facilities typically have between 75 to 100 employees. This particular facility, as proposed, will
generate 35 to 40 permanent employment opportunities, according to the Applicant.

#REZ2019-00024| Page 30



Staff Analysis

Waivers and Modifications

Pursuant to Section 32-700.25 of the Zoning Ordinance, the following waivers/modifications are
being requested through this Proffer Amendment:

e In accordance with Section 32-250.23 of the Zoning Ordinance, modification of Sections 32-
250.24 Schedule B of the Zoning Ordinance to allow for a freestanding monument sign and
entry feature as generally shown on Sheet 3 of the “lllustrative Site Package,” prepared by
Lenity Architects dated July 8, 2019.

o Staff Response

> The Applicant is intending for the L-style monument sign to also be the focal entry
feature for the property along this portion of Reid’s Prospect. Also, due to the
surrounding site grade, the Applicant is claiming the height of the sign needs to be
greater than 10 feet. At an overall proposed height of 12 feet and given the fact
that the signage will also serve as an entry/focal feature along this portion the
Prince William Parkway. Staff is supportive of this request.

¢ Modification of Sections 32-250.31, 32-250.32, 32-503.12 and 32-800.11 of the Zoning
Ordinance and Sections 802.10, 802.11, 802.12, 802.13, 1003.01 and 1003.02 of the DCSM to
waive and modify all internal buffers between uses on the Property, the perimeter buffers
and buffers adjacent to roadways along Prince William Parkway and Laurel Hills Drive in
accordance with the Design Guidelines and as more particularly described in the Open
Space & Buffer Plan; and to modify the planting standards to allow existing vegetation to
satisfy the planting standards and to allow utilities, easements, and retaining walls greater
than three feet (3') within the buffer areas.

o Staff Response

» This waiver was previously approved with REZ #PLN2000-00041, Reid’s Prospect,
and will be a continuation of what was previously approved. The proposed
streetscape includes an entry feature consistent with the architectural character
of the building, 4 story building with 360-degree architecture oriented with the
main building entry facing the Parkway, and parking areas and the proposed
variable width buffer plantings. According to the Applicant, due to the grade of
the site, the retaining wall (greater than 3 feet in height) must be located within
the buffer area. The landscaping was modified with the previous rezoning, and
the Applicant is proposing a variable width buffer with further encroachment into
an already modified/reduced landscaping buffer along the Parkway. Staff is
generally supportive of this request.
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e Waiver of Section 32-250.72 of the Zoning Ordinance and 601.04.1 of the DCSM to waive
vehicular interparcel connections with surrounding properties consistent with Proffer 3.b.

o Staff Response

> This waiver was included and approved with REZ #PLN2004-00041. Due to the
proposed grading of the site, the Applicant indicates that they are unable to
provide more than one interparcel vehicular connection to the adjoining
properties. However, the Applicant has provided a pedestrian connection to the
property to the north. Staff feels that that Applicant should provide such
interparcel access, especially to the north and west. For such an assisted living
facility, it is important for residents to be able to walk and easier get from the
subject site to other amenities and services within Reid’s Prospect. Also, with an
overall increased potential need for emergency services for this type of use, it is
crucial that the site is well connected to the rest of the development. As proposed,
there is only one (1) such vehicular interparcel connection to the west, and one (1)
pedestrian access to the north. Staff would have preferred another full
interparcel connection to the north as well.

e In accordance with Section 32-300.03.2 of the Zoning Ordinance, modification of Section 32-
401.14.5 of the Zoning Ordinance to permit a maximum height of 60 feet as outlined in
Proffer 7.

o Staff Response

> The original proffers contemplated a minimum 3-story building on the property.
The Applicant is now proposing a 4-story building, with a maximum height of 60
feet. The maximum height permitted in the O(H) zoning district is 100 feet, while
the maximum height permitted in the B-1 zoning district is 45 feet. The proposed
height modification request is to allow a height greater than 45 feet, for the
proposed assisted living assisted living facility which, if approved, would be
allowed in the underlying zoning district of B-1. Staff is supportive of this request.

e Inaccordance with Section 32-400.04.3 of the Zoning Ordinance, modification of Section 32-
401.14.4 to allow for a maximum FAR of 0.86.

o Staff Response
» The O(H) zoning category permits a maximum floor area ratio (FAR) of 1.25.
However, B-1 zoning permits a maximum FAR of 0.40. The Applicant is seeking a

greater FAR of up to 0.86 on the site, while reducing the pervious area from what
was previously approved. Staff is generally supportive of this request.
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e Modification of Section 125.01.1.1 of the DCSM to allow the existing overhead utility lines and
pole located at the intersection of Prince William Parkway and Laurel Hills Road to remain
aboveground as outlined in Proffer 18.

o Staff Response

» The utility lines along the frontage of the property were relocated above-ground
as part of the construction of Prince William Parkway in accordance with the
approved public improvement plan #SP06-00040R00S05. Due to the new
development, existing overhead wire utilities along the frontage should be placed
underground. The Planning Office recommends this waiver be deferred to site
plan review, where a full and more detailed technical analysis can be considered
by the Department of Development Services, as per standard review protocol. As
such, staff does not support this waiver, as requested in the proffers.

Materially Relevant Issues

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

e Based on staff's understanding of the nature of this type of assisted living facility, it
resembles a congregate care, independent senior living, or concierge senior living
(residential product) - rather than a more typical assisted living facility (commercial product).
The Applicant has confirmed that this type of facility will not require a licensing, which is
unlike all other assisted living facilities through the County. Over the review of this
application, the County's Area Agency on Aging has also expressed concerns with this subject
facility not being licensed. Although it is acknowledged that the proposed use still meets the
Zoning Ordinance definition of an assisted living facility, it does not specifically provide
licensing requirements.

e This proposed “assisted living facility” is in relatively close proximity to two (2) other existing
“assisted living and memory care” facilities:

o Tribute at the Glen (+1,900 fee to the east)
o Harbor Chase (+2.5 miles to the southeast)
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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
Office of Planning:

e PWC Archaeologist

e PWC Area Agency on Aging

e PWC Economic Development

e PWC Fire Marshal Office

e PWC Historical Commission

e PWC Planning Office / Proffer & Zoning Administration
e PWC Police / Crime Prevention

e PWC Public Works - Watershed / Environmental / Arborist
e PWC Service Authority

¢ PWC Transportation

e Virginia Department of Transportation (VDOT)
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Mark-up Proffers (showing all changes)

PROFFER STATEMENT

RE:  REZ#PEN2000-00044-REZ2019-00024, Hawthorn Retirement Residence at Reid's Prospect
Record Owner: Stantey-l-Reidr-hetitia-and Robert O bstes-Agnes L. and-DanteHReid;
Mary- L Pfitznerand-Plaza Land Holdings—.L.P.
— Applicant; _________Lenity Architecture on behalf of Hawthorn Development LLC
Centract-Purchaser:National-Capital Land & Developer:  Hawthorn Development

Cempanystae-LLC
Property: G.P.ILN, 8193-31-4635 (part)

———Properbe———— G PN S HO3-31-5650 RIO3-31-0737, 8103-22-7100- 81032~
4181
Coles-Occoquan Magisterial BistrietsDistrict
_ Approximately + 5.41 acres
5451 Aeres-A-le-PMR
Zoned PMD, Planned Mixed Development

Date: Oetober26August 28 —}_1@94 2019

The undersigned hereby proffers that the use and development of the subject Property shall
be in strict conformance with the following conditions, which upersede all ot roffers made

prior hereto (including the proffers approved with Rezoning #PLIN2000-00041, Reid's Prospect). In the

event the above-referenced-rezoning—referenced proffer amendment is not granted as applied for
by the Applicant, these proffers shall be withdrawn and are nult and void and the proffers gpproved
with REZ #PLN2000-00041 will remain in full force and effect.

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.

For purposes of reference in this Proffer Statement, references te plans and exhibits shall include the
following:

1. +-"Master Zoning Plan for Reid's Prospect” prepared by The-Engineering-Groupelimmons
Group, Inc. and dated Nevember6july 82003 lastrevised-September30,2004,-_ 2019

consisting of the following sheets:
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Mark-up Proffers (showing all changes)

PROEFER AMENDMENI&TATEMENT

Master Zoning Plan ("MZP")
Transportation and Utilities Plan (“Transportation Plan”)

Open Spacef & Buffer Plan FOpen-SpaceBuffer Plain)2-"Design Guidelines - Reid's

Prospect” dated September, 2004.
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Page3of 16
following sheets:
a, lllustrative Variable Width Buffer (Sheet 2)
b. lllustrative Entry Feature (Sheet 3)
c. llustrative Building Perspectives (Sheets 4 through 7)
TRANSPORTATION

5.Site Access

a. &The maximum number of entrances to the Property on the Prince William Parkway
and locations of said entrances shall be generally as shown on the Transportation
Plan, subject to modifications required at site plan based on final engineering.

_the Transportatlon Plan, there shall be ne

d_on. e
mmeﬂenﬂﬁﬂefewﬂwém—pmﬁefﬂéb-abev&aﬂdﬂsﬂwwnﬂmhelmﬂspmwm
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PROFFER AMENDMENT STATEMENT

REZ2019-00024, Hawthorn Retirement Residence at Reid's Prospect

Plaza Land L.P,
August 28, 2019

w—mﬂéea{—HmMHaﬂmer—appmved—-on«&he—He}m ary- —H&n—aad—fer—wh&e-h—said
WMMM&&G@W&M@MM@H}MW%Wermy
additional—units -ulimately-econstructed-en—the Property—that were-not-reflected-on—the

8, 8-In the event a hote! use is located on the Property and if requested by the Department of
Public Works, the Applicant shall provide an updated Traffic impact Analysis (TIA) to determine
impacts, if any, associated with such use and shall provide, in consultation with the
Department of Public Works, measures to mitigate such impacts.

USES AND SITE DEVELOPMENT
6, 9.Development of the Property will be in substantial conformance with the Master Zoning

Plan. The exact boundaries and acreage of each Landbay-Land Bay within the respective
zoning districts may be increased or decreased at the time of site plan/subdivision, not to
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ERQEEERAMENDMEN]’_SIAT EMENT

August 28,2019
Page 5 of 16

exceed ten percent (10%) of the gross area of the larger Land Bay impacted by each such
change,

a I_;*%* l 1] ] . . F 1 53 : : . ! . l
b Hoors-above the-ground level shall- beveserved-for +es*dem+a4~uses-
Q—AHeasi—&GA—ef—&he—g-maad—-ﬂeeHha{J—bﬂeseweé—fm—nem esaéemm—uses—ab

paﬁpeses—meludmg—gaag&mad—sm&ksewmg—dammd%m&ea—the
upper-Hoors.
de—Non-residential-andresidentinl-accessshall-be-separate from-each-other.-but
both eptrances-may-be-en-thesamesidetsy-of the buiding:
e—The-first-floer-will-be-constructed-to-standards-necessary-to-accommodate-the
home-oeerpation uses listed herein below.
f——Permitted-uses shall-inelude-any-ef-the foHowing:
HH——Administrative-officesof-businessandior wades
2 Artsand-crats-activities,
(3)—Baking/eatering-{off premise serviee).
(4) Beauty-salen-(no-tanning-ortonngeguipment:
(or—DPmy—treaduh-care—no-more-than-Hve (3) adults not residing 1 the
heme}.—
ol eespes
(9} Interior design/decorating.
HO}—}eweky—wa&eh—ehekmpaﬂ—engwwﬁgAeeksmHFeyeghs&#aHﬁﬁg—

{12y Datl seudpraremanicunist
H%}—Qﬁee&ef—a—phyma&a—*hmﬁﬂemdﬂ*ﬁaﬂi’ehe%eaﬁhﬂ%
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H8)—Seamstress;-tatoringupholstery-activities:
Senall el ) e

adultsat-any-one-time)
limited to primarily employment and office uses. For purposes of this proffer, employment
uses in Land Bay | shall include the following: assisted living, data and computer services;
medical and dental offices or clinics; offices; brokerages; professional services such as lawyers,
engineers, accountants; financial institutions, research and development (non-hazmat);
business, professional and trade schoals, colleges and university; trade or convention center,
business equipment sales and servicing; packaging center; artist and photographer studios;
art galleries; civic clubs; governmental agencies; and other uses as determined by the Planning
Director and the Director of Economic Development to be bona fide employment uses and/or
whose primary customers are businesses, consistent with the goals of the Economic
Development Plan. This restriction shall not preclude first floor secondary retail uses in multi-

story buildings, with the primary uses being employment related.

13-Notwithstanding the use restrictions set forth in preffer#l-2-Proffer 7 above, the Applicant
shall also have the right to construct a hotel and related ancillary and accessory uses and a
maximum of two (2) freestanding full service restaurants in Land Bays F-and-].

Dl gin a = . i 8]

anspertation improvements-and-amenttesassettorth-herein-belov

b Construction-ed=sdee-Laneimprevements as set forth-inprefferni2above.

buitdinglecated-at-the northern-end ol Land Bay G-
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PROFFER AMENDMENT STATEMENT
Z22019-00024, Hawthorn Reti nt Reside id"

eemple%d—pﬂm—m%mwne&ﬂl+lumdmg—pmmﬂwhe—mﬂmdenuai—mﬁ
on-the Property and-construction of -the—uses—ond—improvements—identibed—n
subparagraphs-d-and-eabove-shall-be-completed-priorto-the-issuanece-of a-building

mw*mmmpme ng&&y—émnplemn—ed—e&ns&ue&;ma
salia}l—he-ﬁ'rleﬂavre&ed-l-a-n

43-All buildings located in Land Bays¥-and-1-Bay | shall be a minimum of two (2) stories in
height with the exception of any freestanding full service restaurant(s) located in said land
bays. In addition, the buildings constructed in the corners of Land BaysF-and-1-Bay | along
the Prince William Parkway frontage of said Land Bays-Bay shall be a minimum of three (3)

stories in height_with a maximum height of 60 feet.

COMMUNITY DESIGN

Ho=All development on the-PMR-and PMBP-portiens-of-the Property shall be in substantial
conformance with the design concepts and details set forth in the Design Guidelines.
Modifications to the Concept Plan shall be permitted at the time of final engineering and
design as required by the US_Army Corp of Engineers (COE"USACE") and Department of
Environmental Quality (BEQ'DEQ") in connection with the issuance of required permits by
said agencies. Such changes shall be coordinated with the Planning Director, or his designee,
to ensure that the integrity of the averall site design is not compromised. Compliance with
prodtertishall-be-demoenstratedwith-the Fling-eithesite plan-forsatd-parkiplasa-aress
Comphianee-with-the architectural, design and building material controls identified in preffers
proffer #4+8-and-#3-9-11 shall be demonstrated with the submission to the Planning Office of
building elevations prior to the issuance of the building permit release letter by the Planning
Office for the affected buildings.
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August 28, 2019
Page 8 of 16

H—Fheparkdplasaarestocated—ntand-Bay—G—shat-be-developed with o plaza-arca—with
speeialty-paving-and-seating;landseaping;a- WMMHH&—MM&H&
other-tvpe-of spaceeatures-suitable{orcommunity-activities

=

12,

o

+8-A coordinated architectural design theme shall be utilized in the development of Land Bays
F-and-l. The exterior of all structures shall be composed primarily of brick, glass, architectural
pre-cast concrete, hardi-type siding or panels, job-cast architectural concrete gr stone. Other
similar materials may be used as approved by the Planning Director, or his designee, but in
no event shall buildings with metal channel siding be allowed.

4—9— f, the Propert

ar gguecm:aLtealuiesLami_deIaﬂs rovi -e.d Eh_E_D_\.’_Er_aﬂ  degj ntained,
ﬁmﬂmm_mg@Mwmﬂmmm

M&Mﬂlﬂ.‘e_ﬂm yith the submission to the Plannin
Qﬁ&&mmmgg@g%mmmuummm; prior to the
issuance of the building permit release letter.

In the event a hotel is constructed in Land Bay F-e#d), such use shall utilize materials and a
design characteristic of a hotel howeven the design shall incorporate common elements of

1o T " Lall i | i "
dwe@m&%wﬂhm%he—?mm%%—m&l&d%—ﬁems—a&—&mﬁ{eﬁm&%ﬁeﬂ
Sigﬂﬁgﬂ-hﬂl-]dlﬂ@%(ﬁﬁ%hﬁh&mg—ﬂﬁ@ﬂﬂé%&ﬁﬂﬁﬁﬁh%ih%ﬁﬁh%ﬁhﬁl} e&mbhsh

Z21A uniform sign program shall be implemented for the Property and shell be in substantial
conformance with the parameters set forth in the Design Guidelines and as set forth below.
Comprehensive sign plans for the residential and non-residential components of the project
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shall be submitted to the County with the first final plan for each such use.

a—AHfreestanding signs—shall--be-monument—type and-have—a—style and-—<color
compatible-with-the-arehiteetural - design- of-the-everall-development—Said signs
a. In the event an assisted living facility is constructed on the Property, the freestanding
sign shall be in general conformance with signage shown on the lllustrative Entry

b. Project identification signs, which include the commercial and residential
development, may be incorporated into a landscapefentrance feature at the
entrances to the Property on Prince William Parkway-and-Asdee-Lane.

22 Applicant shall provide a pedestrian network linking the residential uses with the
nonresidential uses constructed on the Property in substantial- general conformance with the
pedestrian network as shown on the Green—Space—and-AmenitiesPlan—inthe Design
GuidelinesTransportation Plan. The pedestrian connections may vary in size but shall be a
minimum of four feet in width. All pedestrian links shall consist of materials appropriate to
serve their function and the character of the area, and shall be designed and shown on the
final site plan for each phase or section, and shall be constructed at the time the respective
land bay is developed.

23-The Applicant shall provide a streetscape along the Prince William Parkway frontage of the
Property, said streetscape to be in substantial—general conformance with the,
streetseapesbuller—planting seheme-setHorily in the-Design-Guidelines,—which -shall-be
inplemented-atthe-time-of development-of the adjacent Jand baysQOpen Space & Buffer Plan,
The streetscape shall be shown on the fina! site plan for each-portien-of-the Property-adjaeent

to-the Parkway-as-itis-developed.

hall be in T — e Variable Width Buffer extibi

Landscaping provided on the Property shall inehide-emphasize, but not be limited to-_native
and indigenous species appropriate to the location and climate of the area.

23:All freestanding parking lot lights located in Land BaysF—G.H-and-1-Bay ] shall have a
maximum height of twenty-four feet (24') and shall have fixtures which direct light downward

and inward, all such lighting to be shown on final plans. In addition, all building-mounted
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PROFFER AMENDMENT STATEMENT
REZ2019-00024, Hawthorn Retirement Residence at Reid's Prospect
Plaza Land L.P,

August 28, 2019
Page 10 0f 16

lighting, if any, shali be directed or shielded in such a manner to prevent glare from projecting
onto adjacent properties or public rights of way.

Mammyﬁwmmrmwwu%wu
entrances-to-the Property-on-Asdee-Lane-shal-be-an-acorm style-fixture-as-shown-en-page
Sdefthe-Pesiun-Gaidelines

28— Theresidential-unitsconstructed-in-hand-Bay-C-shall be of a simiar design-and-size-as the
residential-dwellings located-in-the-adjeining section-of Westridge—Comphiance-with-this
proffer-shall-be- demonstrated—with-the—submission—to—the-Planning-Office-o~building

ém&pﬁeﬂﬂmmmﬁheﬁmwaeﬁ&bﬂh&ﬂmm%e

=

29—AII existing and new utilities on the Property, including the existing overhead utilities within
the right-ef--of-way of Prince William Parkway along the frontage of the Property, if any, shall
be placed underground W@nﬂs&ﬂﬂ&mﬂﬂm

30-The Applicant shall construct an eight foot (8') high board on board fence within the 75 ft.
buffer area located along the eastern preperty—boundary adjacent to the Laurel Hills

resndentlal uses. Said fence shall be constructed geaeeal-l—y—&!—&he—lﬂm&s-e@emng-as—smd

Guidelinesalenpg-the-Asdee-Lanefrontage-o
MM%&M&MMMWWM&%HR{M% mhe—PrepeﬂyL
Said-wallfence-treatment shall- beJocated-within-the perimeter buffer along the Asdee Lane
frontage-of the-Property:

3%%%%%%%%@%%@%%% the 2" and
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PROFFER AMENDMENT STATEMENT
Plaza Land L.P.
August 28, 2019

Page 110f 16

Supwmeman—&me%%@@@%a—b%ed—?@r%mdmmpbﬁmgs—a}eﬂg—&%m
%Hm#arkwa*be%e&@léB;ﬂge—Re&é%éH%dh&Re&d—é&&%nb&mnﬁhaH%e

eﬁﬁﬁ%ﬂg—ﬁ%ﬁﬂm%ﬁ%ﬁmmmmﬁm—bﬂﬂmmmm
en%mmmdw@%e&%ﬁwmg—pemmmmﬁmmd

waemmnmmmmhmﬂwlmmmm

WWHW%HMH%WMWMMF

parks-and-recreation facilities:Said-contrbution-shall-be-paid-prici—toand-ase-condition
of-the-issuanee-of a-building-permitfor-each satd-unit-constructed-on-the Property:

emﬂ%a&m—sha&]—be—pa&d—by—ApHHé——ZOO&
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PROFFER AMENDMENT STATEMENT
Plaza Land L.P.

August 28,2019
Bage120f16

ENVIRONMENTAL

39:The Applicant shall make a manetary contribution to the Prince William Board of County
Supervisars in the amount of $75.00 per acre for water quality studies. Said contribution shall
be paid prior to and as a condition of the approval of each final site/subdivision plan and shall
be based on the acreage reflected on each such approved plan.

48-Conservation Areas. Within those portions of the Property identified as "Conservation
Area" on the Open Spacef & Buffer Plan, vegetation shall be preserved, subject to disturbance
for: (a) the installation and maintenance of water line crossings, sanitary sewer crossings,
drainage crossings- other utility crossings and pedestrian trail(s); (b)the installation of fencing;
() the installation of such additional landscaping as may be approved by the County; and (ed)
the removal of noxious vegetation, such as poison ivy, poison oak, etc,, as well as dead, dying,
or hazardous trees or dead or dying shrubbery, at the option of the landowners. Said
m%%%%&eﬂe@ﬁ%pmﬂd&@h&e&mﬂsmem@aﬂ—&gahs&

Sp&eeﬁBﬁHﬂ—BlaHe—t}m—gmﬂ{esbﬂieﬂt—Feaﬁl}le—pmde d—heww&r—k mi—lhe—#:ppha&ﬁ{
ahu}]—ﬂel—bﬂeqwfed—iﬂ—preﬁeweﬁe—tfee—tﬂa P&lﬁ}ﬁmga&&ﬂ—hgh&&hﬂa—##&e{—ﬁ—req&&ed—
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m{-aﬁd—hve#wefk-uﬁ&—ﬁad-—ss%p%smgle—mmﬂy—de}ae hed unit to be used for library
facilities—Saidcontribution~hail-be-paid-prior-to-and-as-a condition-o theissnanee ofa
buildi " b na i e o i P _

FIRE & RESCUE

44-The Applicant shall make a monetary contribution to the Prince William Board of County

Supemsors in the amount of $346—pe:—makp€&mﬂy—uﬁu4$§99—pel—ﬁmg¥e—f&m+bbaﬁﬂehed

?e%ai&qefwce‘;—aﬁé-fae—i lmes—ﬁad»eGMﬂbuHeﬂ-%hﬂ%epmd—me&aﬂd—dfra-eendmeﬂ 9{'
the—msaaaee—e#a—bw%da@—pem%;—eaeh—s&;d—femden{iﬂﬂiai%eenstrﬂe&ed—eﬂ—the

e%@euﬁ%y—S&pew&Sers—m4he—amaam—oﬁ-$9-§8—Q.61 per square foot of gross ﬂoor area of
nonresidential space constructed on the Property to be used for fire and rescue services and
facilities. Said contribution shall be paid prior to and as a condition of the issuance of a
building permit for nonresidential uses constructed on the Property.

§ MM!WM%MM@—%H%%M\W“&HM&W&&W%
measure-as approved-by-the Fire Marshak

SCHOOLS
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PROEFER AMENDMENT STATEMENT
REZ2019-00024, Hawthorn Retirement Residence at Reid's Prospect
Plaza Land L.P.

August 28, 2019
Page 14016

WATER AND SEWER

49.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.

50-Acceptance and approval of this rezoning application by the Board of County Supervisors
authorizes the location and provision of those public uses and facilities specifically referenced
on the Master Plan, Transportation Plan, in this proffer statement, and the extension and
construction of water and sewer lines and facilities and roads necessary to serve this property
pursuant to the Virginia Code Section 15.2-2232 and the Prince William County Code Section
32-201.13.1. The general area of location of these uses and facilities are as shown on the
Transportation Plan with the exact locations to be determined based on final engineering and
as approved by Prince William County.

CUETFURALRESOURCES

54—4Mhe evethe—e*rsang—eeme&eauen—bhe—RfepefW—rs—neHeleealed—saad eemetea*—sh&ﬂ—-be

Il}annmg—DHeelel——ﬂe—l a%ea—%haﬂ—w;m—!he—submmsm}—oﬁ—the—mehimaﬂ—plaﬂ—hr
MMMM@%HM@%&%MMMMW

wmmh%asﬂwﬂ%ﬁhasﬂﬂ—mves&gahemn—%nﬂeehewth—saeh—sﬁ%—aﬂé
resourees-to-the-exteni-thathey-aredocated-onthe- Property-priorte and-as-a-condition ol
frakplanaporevaldertheattectedareass

MISCELLANEOUS
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August 28, 2019
age 15 0f 16

“ 'I;. S‘i 'I i ]-I—.he—pai.é—ﬁ% ‘ ]‘ o ;‘a. ; ,,‘.]

he—t , II"iI||Zi]¥e' 1;!..%
WWIMWMMMWG%WN&

¢ m:t—er-—if—eﬁ—ﬂteeted—

SapemseHMeh—MHm—beeﬁﬂpp&amd—eHﬁappeammday—mﬁewg%ﬂeh—m
deeision-has-beer-aliirmed-enappeak

54:In the event the monetary contributions set forth in the-this Proffer Amendment 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)
manths after the approval of this rezoning to the maost recently available CPI-U to the date the
contributions are paid, subject to a cap of 6 percent (6%) per year, noncompounded.

WAHLERSMQB-I-F-IGASH{-}NS
S Wai = Licabl ; otk der s Tosiis Cadine i Soetions
é@%%@and—é@ﬂ—l 3ol the BESM-an- eféeﬁeﬁllowaﬁfﬂmﬂead—newwfm—khe—llmpeﬂy-

5hewn—eﬂ-ihe¥+ampm+&uenﬂan-

.—‘;'»?—][] the event n assisted lwmg facil u‘,y consiructed_ tbg

purgg;ggg only and copies of the correspondence giig:gggumeﬂﬁ_nd&uhﬁjg&nﬂimﬂm

rovided to the Count

rior to site plan approval to evidence compliance with this proffer,
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PROFFER AMENDMENT STATEMENT
REZZ2019-00024, Hawthorn Retirement Residence at Reid's Prospect
Plaza Land L.P,

Lé]iiig ﬁfshit&cts_d.ated i.u.ijm

Modification of Sections 32-250,31, 250:3332-250.32, 2861428021 (7 and 306-124(4)-32-
503.12 and 32-800.11 of the Zoning Ordinance and Sections 802, ‘ICI 802.11-and-,_802.12-,

uses on the Property, le-lmd-l-ﬁ_a-the perimeter buffers and buffers adjacent to roadways along
Prince William Parkways-and Laurel Hills Drive and-the-perten-ef-Asdee Lane-adjacentte-the
eonmmeretal-uses-in accordance with the Open-Space/Buffer Plan-Design Guidelines and as
more particularly described in the Pesign—Guidelines-0 : and to

modify the perimeter-buffer-planting s%aﬂdaﬁé—alenyhe—eeiﬁiﬁeﬂ—bemd&am%h-baﬂd—%y
C-standards to allow existing vegetation to satisfy the planting standard.standards and to

allow utilities, easements, and retaining walls_greater than three feet (3') within the buffer

Me_lMgm.e_pu mgemuns_nuthjurmm ing grugeﬁmsmnmslemmhﬁmﬁ@_lg,

In accordance with Section 32-400.04.3 of the Zoning Ordinance, modification of Section 32-

tﬁ%dﬂ%@éﬂ%&dfb#dﬁpm&ﬂﬁtﬂﬂdﬁdﬁ%kﬁeﬁhimlw—pﬁﬁﬁ—&ﬂmm
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Clean Proffers (proposed)

PROFFER STATEMENT

RE: REZ2019-00024, Hawthorn Retirement Residence at Reid's Prospect
Record Owner: Plaza Land Holdings L.P.

Applicant: Lenity Architecture on behalf of Hawthorn Development LLC
Developer: Hawthorn Development LLC
Property: G.P.I.N. 8193-31-4635 (part)

Occoquan Magisterial District
Approximately £ 5.41 acres
Zoned PMD, Planned Mixed Development

Date: August 28, 2019

The undersigned hereby proffers that the use and development of the subject Property shall
be in strict conformance with the following conditions, which shall supersede all other proffers made
prior hereto (including the proffers approved with Rezoning #PLN2000-00041, Reid's Prospect). In the
event the above-referenced proffer amendment is not granted as applied for by the Applicant, these
proffers shall be withdrawn and are null and void and the proffers approved with REZ #PLN2000-
00041 will remain in full force and effect,

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,

For purposes of reference in this Proffer Statement, references to plans and exhibits shall include the
following:

1. “Master Zoning Plan for Reid's Prospect” prepared by Timmons Group, Inc. and dated July 8,
2019 consisting of the following sheets:

a. Master Zoning Plan {("MZP")
N Transportation and Utilities Plan ("Transportation Plan”)
c. Open Space & Buffer Plan “Design Guidelines - Reid's Prospect” dated September,
2004,

2. "Design Guidelines - Reid's Prospect,” dated September 2004;

3. - ‘"llustrative Site Package,” prepared by Lenity Architecture, dated July 8, 2018, consisting of the
following sheets:
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PROFFER AMENDMENT STATEMENT
REZ2019-00024, Hawthorn Retirement Residence at Reid's Prospect
Plaza Land L.P.

August 28, 2019

Page 2 of 7
a. lllustrative Variable Width Buffer (Sheet 2)
b. Ilustrative Entry Feature (Sheet 3)
C. lllustrative Building Perspectives (Sheets 4 through 7)

TRANSPORTATION
Site Access

a. The maximum number of entrances to the Property on the Prince Willlam Parkway
and locations of said entrances shall be generally as shown on the Transportation
Plan, subject to modifications required at site plan based on final engineering.

b. As depicted on the Transportation Plan, there shall be a minimum of one (1) inter-
parcel access on the Property.

In the event a hotel use is located on the Property and if requested by the Department of
Public Works, the Applicant shall provide an updated Traffic Impact Analysis (TIA) to determine
impacts, if any, associated with such use and shall provide, in consultation with the
Department of Public Works, measures to mitigate such impacts.

USES AND SITE DEVELOPMENT

Development of the Property will be in substantial conformance with the Master Zoning Plan.
The exact boundaries and acreage of each Land Bay within the respective zoning districts 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 uses located in Land Bay | shall be limited to primarily employment and office uses. For
purposes of this proffer, employment uses in Land Bay | shall include the following: assisted
living, data and computer services; medical and dental offices or clinics; offices; brokerages;
professional services such as lawyers, engineers, accountants; financial institutions, research
and development (non-hazmat), business, professional and trade schools, colleges and
university; trade or convention center, business equipment sales and servicing, packaging
center; artist and phaotographer studios; art galleries; civic clubs; governmental agencies; and
other uses as determined by the Planning Director and the Director of Economic Development
to be bona fide employment uses and/or whose primary customers are businesses, consistent
with the goals of the Economic Development Plan. This restriction shall not preclude first floor
secondary retail uses in multi-story buildings, with the primary uses being employment
related.
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Notwithstanding the use restrictions set forth in Proffer 7 above, the Applicant shall also have
the right to construct a hotel and related ancillary and accessory uses and a maximum of
two (2) freestanding full service restaurants in Land Bays J.

All buildings located in Land Bay | shall be a minimum of two (2) stories in height with the
exception of any freestanding full service restaurant(s) located in said land bays. In addition,
the buildings constructed in the corners of Land Bay | along the Prince William Parkway
frontage of said Land Bay shall be a minimum of three (3) stories in height, with a maximum
height of 60 feet.

COMMUNITY DESIGN

All development on the Property shall be in substantial conformance with the design concepts
and details set forth in the Design Guidelines. Modifications to the Concept Plan shall be
permitted at the time of final engineering and design as required by the US Army Corp of
Engineers ("USACE") and Department of Environmental Quality ("DEQ") in connection with the
issuance of required permits by said agencies. Such changes shall be coordinated with the
Planning Director, or his designee, to ensure that the integrity of the overall site design is not
compromised. Compliance with the architectural, design and building material controls
identified in proffer #11 shall be demonstrated with the submission to the Planning Office of
building elevations prior to the issuance of the building permit release letter by the Planning
Office for the affected buildings.

A coordinated architectural design theme shall be utilized in the development of Land Bays |.
The exterior of all structures shall be composed primarily of brick, glass, architectural pre-cast
concrete, hardi-type siding or panels, job-cast architectural concrete or stone. Other similar
materials may be used as approved by the Planning Director, or his designee, but in no event
shall buildings with metal channel siding be allowed.

a. If the Property is developed for an assisted living use, as defined in the Prince William
County Zoning Ordinance, the building shall be in substantial conformance with the
building elevations shown on [llustrative Building Perspectives. Modifications shall be
permitted to the building features such as, but not limited to, the number, location
and dimensions of windows, doors, number of building stories and other architectural
features and details provided the overall design concept is maintained. Significant
changes to the architecture and/or materials must be approved by the Planning
Director prior to the issuance of the building permit release letter. Compliance with
this proffer shall be evidenced with the submission to the Planning Office of
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architectural construction plan drawings at least two weeks prior to the issuance of
the building permit release letter,

In the event a hotel is constructed in Land Bay ), such use shall utilize materials and a design
characteristic of a hotel, however, the design shall incorporate common elements of design
and features utilized in other buildings within Reid's Prospect.

A uniform sign program shall be implemented for the Property and shall be in substantial
conformance with the parameters set forth in the Design Guidelines and as set forth below.
Comprehensive sign plans for the residential and non-residential components of the project
shall be submitted to the County with the first final plan for each such use.

a. in the event an assisted living facility is constructed on the Property, the freestanding
sign shall be in general conformance with signage shown on the Illustrative Entry
Feature. Said sign shall not exceed twelve feet (12 in height.

b. Project identification sighs, which include the commercial and residential
development, may be incorporated intc a landscape/entrance feature at the
entrances to the Property on Prince William Parkway.

Applicant shall provide a pedestrian network linking the residential uses with the
nonresidential uses constructed on the Property in general conformance with the pedestrian
network as shown on the Transportation Plan. The pedestrian connections may vary in size
but shall be a minimum of four feet in width. All pedestrian links shall consist of materials
appropriate to serve their function and the character of the area, and shall be designed and
shown on the final site plan for each phase or section, and shall be constructed at the time
the respective land bay is developed.

The Applicant shall provide a streetscape along the Prince William Parkway frontage of the
Property, said streetscape to be in general conformance with the Open Space & Buffer Plan,

The streetscape shall be shown on the final site plan for the Property.

a. In the event an assisted living facility is constructed on the Property, landscaping shall
be in general conformance with the lllustrative Variable Width Buffer exhibit.

Landscaping provided on the Property shall emphasize, but not be limited to, native and
indigenous species appropriate to the location and climate of the area.

All freestanding parking lat lights located in Land Bay J shall have a maximum height of twenty-
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four feet (24') and shall have fixtures which direct light downward and inward, all such lighting
to be shown on final plans. In addition, all building-mounted lighting, if any, shall be directed
or shielded in such a manner to prevent glare from projecting onto adjacent properties or
public rights of way.

All existing and new utilities on the Property, including the existing overhead utilities within
the right-of-way of Prince William Parkway along the frontage of the Property, if any, shall be
placed underground. However, the utility pole closest to the intersection of Prince William
Parkway and Laurel Hills Drive shall remain above ground.

The Applicant shall construct an eight foot (8') high board on board fence within the 75 ft.
huffer area located along the eastern boundary adjacent to the Laurel Hills residential uses.
Said fence shall be constructed in the general area as shown on the MZP.

ENVIRONMENTAL

The Applicant shall make a monetary contribution to the Prince William Board of County
Supervisors in the amount of $75.00 per acre for water quality studies, Said contribution shall
be paid prior to and as a condition of the approval of each final site/subdivision plan and shall
be based on the acreage reflected on each such approved plan.

Conservation Areas. Within those portions of the Property identified as "Conservation Area”
on the Open Space & Buffer Plan, vegetation shall be preserved, subject to disturbance for:
(a) the installation and maintenance of water line crossings, sanitary sewer crossings, drainage
crossings, other utility crossings and pedestrian trail(s); (b) the installation of fencing; (c) the
installation of such additional landscaping as may be approved by the County; and (d) the
removal of noxious vegetation, such as poison ivy, poison oak, etc., as well as dead, dying, or
hazardous trees or dead or dying shrubbery, at the option of the landowners.

FIRE & RESCUE

The Applicant shall make a meonetary contribution to the Prince William Board of County
Supervisors in the amount of $0.61 per square foot of gross floor area of nonresidential space
constructed on the Property to be used for fire and rescue services and facilities. Said
contribution shall be paid prior to and as a condition of the issuance of a building permit for
nonresidential uses constructed on the Property.
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WATER AND SEWER

The Property shall be served by public sanitary sewer and water and the Applicant shall be
responsible for the casts 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.

Acceptance and approval of this rezoning application by the Board of County Supervisars
authorizes the location and provision of those public uses and facilities specifically referenced
on the Master Plan, Transportation Plan, in this proffer statement, and the extension and
construction of water and sewer lines and facilities and roads necessary to serve this property
pursuant to the Virginia Code Section 15.2-2232 and the Prince William County Code
Section 32-201.13.1. The general area of location of these uses and facilities are as shown on
the Transportation Plan with the exact locations to be determined based on final engineering
and as approved by Prince William County.

MISCELLANEOUS

in the event the monetary contributions set forth in this Proffer Amendment 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 contributiens 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 contributians 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 availahle CPI-U to the date the
contributions are paid, subject to a cap of 6 percent (6%) per year, noncompounded.

In the event an assisted living facility is constructed on the Property, the Applicant shall notify
the Lake Ridge Occoquan Coles Civic Association/Planning, Environment, Land-Use and
Transportation Committee (LOCCA/PELT) and Laurel Hills Community (those residents that
live off of Laurel Hills Drive) in writing and make itself or a representative available for a joint
meeting, in connection with the site plan review. Said meeting shall be for courtesy review
purposes only and copies of the correspondence offering to meet and/or the agenda shall be
provided to the County prior to site plan approval to evidence compliance with this proffer.
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WAIVERS/MODIFICATIONS

In accordance with Section 32-250.23 of the Zoning Ordinance, modification of Sections 32-
250.24 Schedule B of the Zoning Ordinance to allow for a freestanding monument sign and
entry feature as generally shown on Sheet 3 of the “lllustrative Site Package,” prepared by
Lenity Architects dated July 8, 2019,

Modification of Sections 32-250.31, 32-250.32, 32-503.12 and 32-800.11 of the Zoning
Ordinance and Sections 802.10, 802.11, 802.12, 802.13, 1003.01 and 1003.02 of the DCSM to
waive and modify all internal buffers between uses on the Property, the perimeter buffers and
buffers adjacent to roadways along Prince William Parkway and Laurel Hills Drive in
accordance with the Design Guidelines and as more particularly described in the Open Space
& Buffer Plan; and to modify the planting standards to allow existing vegetation to satisfy the
planting standards and to allow utilities, easements, and retaining walls greater than three
feet (3') within the buffer areas.

Waiver of Section 32-250.72 of the Zoning Ordinance and 601.04.1 of the DCSM to waive
vehicular interparcel connections with surrounding properties consistent with Proffer 3.b.

In accordance with Section 32-300.03.2 of the Zoning Ordinance, modification of Section 32-
401.14.5 of the Zoning COrdinance to permit a maximum height of 60 feet as outlined in
Proffer 7.

In accordance with Section 32-400.04.3 of the Zoning Ordinance, modification of Section 32-
401,14.4 to allow for a maximum FAR of .86.

Modification of Section 125.01.1.1 of the DCSM to allow the existing overhead utility lines and
pole located at the intersection of Prince William Parkway and Laurel Hills Road to remain
aboveground as outlined in Proffer 18.

P0929550.00CK
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Design Guidelines for Reid’s Prospect

INTRODUCTION:

Capital Land and Development Company is the conlract purchaser of a significant and unique assemblage of eight (8) parcels of
my of approximately 105 acres, located adjacent o the Prince William Government Center along Prince William Parkway.
Reid’s Prospeet’s lovation & six d itsel Mo becoming a vibrant part of the community, The Property currently has a long-range land use
plan classification of Community Employment Center - County Center (CEC-CC). which includes, but is not limited to, uses such as
residential. lodging, community/public space, 1st floor retail in support of employment services, cates, and offices,
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Design Guidelines for Reid’s Prospect

Project Location Overview

Prince William County is ideally located in the Washinglon Metropolitan area in northern Virginia. The County is
bordered by the Potomac River to the east, Fairfax and Loudoun Counties to the north, Fauquier County to the
west and southwest, and Stafford County to the south. Reid’s Prospect is located approximately 4 miles west of
Interstate 95, 12 miles south of Interstate 66, and approximately 25 miles south of Washington D.C. The project
is immediately bordered by the Prince William County Government Center to the west, a planned golf course and
residential community to north, and established residential neighborhoods on the east and south, including the
Prince William Coun
parks, and plazas). Reid’s Prospect is being planned at the intersection of Prince William Parkway and Asdec
Lane. The project parallels the concepts integrated into the Prince William County Center master-planned community
across Prince William Parkway. Reid’s Prospect contains employment, support retail. service, commerical and
residential throughout the plan, thereby blending seamlessly into the existing and planned urban tabric.

The planning and design concept principles found within Reid’s Prospectinelude human scaled strects and spaces,
awell developed pedestrian network. coordinated urban design features, strong architectural design themes. and
most importantly, a mixed-use livable community. Reid's Propsect offers a new. well defined sense of place for
Prince William County.
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Design Guidelines for Reid’s Prospect

Community Design

Reid’s Prospect is an approximately 105-acre “gateway™ project that combines traditional neighborhood design
(TND) principles with architectural concepts reminiscent of colonial architectural styles. Envisioned to bea true mixed-use
village, Reid’s Prospect is carefully and thoughtfully conceived and planned to provide a quality environment. ‘This includes
residential, retail and office uses typical of a traditional mixed-use village. [Lwill bea place where onc can live, work, shop
and be entertained in both style and comlorl.

Reid’s Prospeet’s traditional neighborhood coneept relics on a mix of uses in order to create a vibrant and successful
community. Amulti-family component located along a main boulevard creates the essence of an old village. Theuse ofa
minimal front yard setback enables buildings to be held close to the organizing main street that runs through the property on
aneast/westaxis, The residential component is designed to offer residents the choice ot either multifamily or single-family
style homes in proximity to the community clubhouse/amenity space. Architectural details for all use types will be similarin
style, which creates a distinct sense of place for the project. The exceution of these details is very important as they can be
included in notonly buildings, but also parks, streetscapes, pedestrian pathways, water features, and trail networks.

The long-term plan along Prince William Parkway is envisioned to have a mix of uses, including government,
residential, retail, and office. With the appropriate mix of uses, a constant energy of activity will be found. By day there wi
be office users/visitors, and by evening there will be residents of the community. To accomplis
for amix of residential levels and unit types. The multi-family units allow fora mix ofincomes across the site and near the
center of the project. These moderate affordable options create housing for singles, upwardly mobile couples, or active
adults. Comfortable yet affordable living is a strong component of the layout of Reid's Prospect.

behind the buildings. Neighborhood and specialty shops are designed to give activity throughout the day and into the night.
Retail and comumercial opportunities are foreseen to include: quality support services within office buildings, boutique and
specialty shops, and professional/medical employment uses. The office and retail uscs may ofTer a wide varicty of market
responsive commercial space in this important Prince William County seetor,

APPROVED
PROFFEP/DEVELOPMENT PLAN
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The focal point of the project is a proposed park along Prince William Parkway. Reid’s Park, to include a pond,
will create a centralized park for gathering, walking, & relaxing. The centrally located park creates a visually inviting relief
along Prince V m Parkway. This park will serve as the center of this community’s retail and office core and will be
orgunized around a hardscaped plaza, and an amenity area. including a water feature. These will all serve the greater
community and employcrs of the Government Center as well as the Reid's Prospect community.

The land uses have been carefully positioned to provide the appropriate and necessary variety of uses on-site while
remaining sensitive to the existing land uses on adjacent properties. The residential ncighborhood is sited o provide an
important transition from the surrounding residential land use designation on adjoining parcels along the northern and
eastern boundaries of the project. As onc moves eloser 1o the main roads, the land uses evolve from lower density
residential to higher density residential, live/work, and office; properly associated with their location next to the main road
network. This design creates an easy transition across the property.

NCL Goals and Objectives

o

Prospect
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General Architectural Guidelines

Buildings must exhibit a commitment to quality of design and materials while respecting the natural environment. Each
building shall be designed to complement the character of this neighborhood and be sensitive to their materials, color and
scale. Careful design and material considerations will help develop a distinctive overall community. The purpose isto
develop standards which recognize the importance of the collective impression.

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

Raoof Massing: An important part of the impression architecture can provide is roof massing. Roof forms enhance the
sense of scale and interest, as well as providing a screen for mechanical equipment. [nterruptions and changes w roof’
forms will provide visual variety and can create a sense of openness toward the sky.

Facades: Building fucades shall provide incremental setback variations with a variety of facade desigms, such as balconies,
porches and bay windows. to create shadows and visual interest.

Side and Rear Elevations: Exposed side elevations shall incorporate the same design elements and materials as the
street facade.

Urban Design andArchitectural Guidelines: Building locations close to streets and roadways define the public realm.
strengthen the pedestrian environment and ereate a sense of place.
The Architectural style and integrity as depicted on the illustrations contained herein shall be maintained through the
developmentof Reid's Prospect. Madifications may be made to accomodate differing number of floors for the
structures depicled wiithin the authorized height limits and site considerations.

Loav
OFFICE OF PLANNING

The following principles address eritical urban desipgn issucs, which will guide the design of Reid’s Prospect:

Multiple Uses: Within Reid’s Prospect, multiple uses will reduce dependency on the automobile, and provide extended
hours of activity. Mixing uses within land bays and, where appropriate. within buildings adds a sense of vitality and interest
to the larger community.

Lot Size and Configuration: .ot sizes and shapes are designed (o encourage an efficient use of land.

Setbacks: Minimum building front yard setback dimensions are reduced from typical county standards to increase the
sense of enclosure and urban community. Setback dimensions will provide adequate room for sidewalks, streetscape
improvements and. where appropriate, private landscape improvements.

Corner Elevations: FElcvations of buildings facing comer streets shall receive the same architectural treatments, design,
materials, and colors compatible to the front facade. Corner elevations shall also have window openings.

Building Orientation: Building orientation will be perpendicular to and face directly onto the street. Buildings shall be
tiished on all elevations.

Building Materials: The use of a variety of architectural materials and colors is encouraged, but must reflect a single,
over-arching design concept for the community.

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

Building Entrances: Primary-building entrances will normally face the street, with necessary secondary entrances serving
the side and rear elevations, parking and rear yards.

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

Glazing: Allstrect level exterior windows shall use elear glass, and highly reflective glass will not be used,
Mechanical/Electrical Equipment: Rooftop and building mounted equipment shall be screened from view inamanner

that is architecturally compatible with the building design. Small satellite dishes shall be permitted and located at the rear of
homes.

ServiceAreas: Dumpsters and loading areas shall be located away from roadways towards a rear parking storage area
where possible. Service bays and dumpsters shall be sereened from view ol adjacent roadways, sidewalks and trails
either with dense evergreen landscape materials or with masonry walls. 6 to 87 high, matching the adjacent architecture,

NCL General Architectural Guidelines
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Design Guidelines for Reid’s Prospect

General Single Family Guidelines

Cohesive architectural design shall be achieved by incorporating the following
elemens;

All sides of buildings shall be acsthetically pleasing with attention given to
exposed end wall and rear elevations.

Iouse styles shall reflecta diverse theme with unity, imbued with a sense of
tradition.

Building design shall be harmonious with the character ofadjacent buildings
through lorm., seale, color malerials, und proportions.

Unit size will be appropriately scaled to fit lot size for all homes with mini-
mum and maximum sizes specified.

No house shall be sited on a corner lot at an angle at any major intersection.
Corner lot sitings at secondary intersections may be angled if consistent
with good land planning. Two adjacent, diagonal, or opposite buildings may
be similar bul not of the same clevation andfor color scheme.

APPROVED

PBOFFER/DEVE! OPHENT PLAN

Frontage Road Guidelines

Special care must be taken at the entrances, since the lirst impression sets the
tone lor the entire development A lot which shares a property line with, ot is
vigible from. any through-road or the main entrance roads must [ollow these
guidelines:

Exposed foundations shall be brick or stone, or be siding to within 8” of
grade,

Brick or stone [ront elevations shall feature at least a 12" return on all sides.

All exterior chimneys must have the appropriate masonry (stone, stucco or
brick) on outside wall. Masonry shall not be required through interior walls
or through the roof in rear of buildings, or where wood or simulated wood
would be traditionally the preferred material.

All visible elevations must be landscaped with the same care as the front
elevations.

Where architecturally appropriate, shutters shall be used,

Exterior Wall Guidelines

Woad, clapboard, brick, natural stone, (cultured stone is subject to review
and approval), smooth finish stucco, or other various appropriate synthetic
sidings and wall coverings may all be used for exterior walls, subject to
archilcetural re

Any builder in a section shall build at least [ifty percent of the homes with
masonry tronts. The remaining fifty percent are to have strong elements,
such as porches or porticos.

"The exterior color palette must bein accordance with approved development
plans or site plans. Color changes or clevation changes require a separate
approval. The builder may submit a standard color package along with
elevations and house types for approval on a section by section basis.

Allsiding, whether wood. aluminum, vinyl or composition, must have a
minimum six-inch (6") lap or course; twin four-inch (4"} siding and twin five-
inch (5") are not acceptable.

Where the water table treatment is required, exposed foundations shall be
brick. stone, or “brick form™ that is painted to match the predominant siding
material, Exposed foundations on the front elevation may notexceed 24" in
heightand must be screened with sufticient landscaping.

Areaways and wingwall materials shall be consistent with the architecture
and shall be sereened with landscaping.

Iront windows shall have a minimum of 17 x 4” trim or shutters.
Columns at front porches or porticos shall be a minimum of 87 in diameter

for round columns or 8 are for box columns with mouldings at top and
bottom,

Awnings shall be permitted in the rear of houses.

NCL General Architectural Guidelines
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Design Guidelines for Reid’s Prospect

Overall District Patterns

This drawing illustrates the variety and location of the different housing types as well as the different uses proposed within
the development. Each lot has a series of yard setback lines within which the elements of the particular residence may
be placed. and this detennines the character of each street.

Each building footprint shall be placed inside the front, side, and rear yard setbacks determined by the development
parameters set forth in these Design Guidelines for cach use, The front yard is open space between the front line of the
building and the front lot or street line, and extending across the full width of the lot. The rear yard is open space on the
same lot as the house between the rear lot line of the principal building and the rear line of the lot, and extending across

the full width of the lot. The side yard is open space on the same lot as the house and the side lot line of the lot, and
extending from the front yard line to the rear yard line.

Proposed Uses
Single Family Detached - "R-20"
Single Family Detached

Single Family Attached

Multi-Famlly Residential

Office / Retail / Employment / Live/Work

Green Space /

APPROVEN
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Design Guidelines for Reid’s Prospect

This dwelling type consists o a detached dwelling unil.

Minimum Lot Area 5,000 sq. ft.
Minimum Lot Width 50ft
Maximum Building Height 401t
Min.FrontYardSetback fromLot Line 18ft
MinimumRear Yard 201t
Minimum Side Yard, Corner Unit 10ft
Minimum SideYard 5ft

R Sy
i

. o —
::..55_‘

Decks may encroachupto 15

into the rear yard.

Architectural features (such as windows, sills, chimneys, cornices, eaves, and gutters, but excluding cantilevers) may project up to
three feet into any required yard, sethack, or buffer.

For Single Family homes only, front porches or stoops can encroach 4’ into the front yard setback.
gle Family ermantp ¥ . APPPQVED
PROFFEF/DEVEL CPHENT PLAN
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Design Guidelines for Reid’s Prospect

SINGLE FAMILY DETACHED - 50' REAR LOAD

This dwelling type consists of a detached dwelling unit.

MinimumLot Area 5,000 sq. ft,
Minimum Lot Width 50ft
Maximum Building Height 40t
Minimum FrontYard Setback 15ft
Minimum RearYard 46ft
Min. Rear Lot Line to Detached Garage 6 ft

Minimum Side Yard, Corner Unit
Minimum Side Yard

Decks may encroach up to 15into the rear yard.

three feet into any required yard, setback, or buffer.

For Single Family homes only , front porches or stoops can encroach 4' into the front yard setback.

Architectural features (such as windows, sills, chimneys, cornices, eaves, and gutters, but excluding cantilevers) may project up to

APRRO
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Design Guidelines for Reid’s Prospect

“T'his dwelling Lype consists ol adetached dwelling unit

Minimum Lot Area 4,000 sq. ft,
Minimum Lot Width 40 ft
Maximum Building Height 401t
Minimum Front Yard Setback 15ft
Minimum Rear Yard 46 ft
Min. Rear Lot Line to Detached Garage 6ft
Minimum Side Yard, Corner Unit 10ft
Minimum Side Yard 5 ft

STRUET

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
three feet into any required yard, setback, or buffer.

APPROVED
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For Single Family homaes only, front porches or stoops can encroach 4'into the front yard setback.
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Design Guidelines for Reid’s Prospect

T
This dwelling type consists of a single-family attached unit, with individual
outside access. Rows of attached townhouses shall contain no more than

six dwelling units,

Minimum Building Footprint 7205sq.ft.
Minimum Lot Width 20ft.
Minimum Open Space Required 30%
Maximum Building Height 40ft.
Minimum Front Yard Setback 20ft.

(w/frontload garage parking)
Min. Setback from publicR.C. W. 30ft.

Min. Side Yard (end unit) 10ft.
Minimum Rear Yard 20ft.
Note:
1) Setbacks shall be varied at least two feet for all townhouse units

3

=

4

=

5

=

6)

7

-

within a group, except that two abutting units may have the same
setback, provided no more than four units in the same group have
the same setback.

Front yard setback is measured [rom the face of Roadway curb.

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

Unroofed decks may encroach up to 12 feet into the required rear
yard setback of 20 feet.

Foran individual section or phase ofa multi-phasc projeet, one-hal
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.

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

Architectural features (such as windows, sills. chimneys, cornices,

eaves and gutters, but excluding cantilevers) may project up to
three feet into any required yard, setback, or buffer.
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Design Guidelines for Reid’s Prospect

‘This dwelling type consisls of a single-family attached unit, with individual
vutside aceess. Rows ol attached Lownhouses shall contain no more than
six dwelling units.

Minimum Building Footprint 720 5q. ft.
Minimum Lot Width 20ft.
Minimum Open Space Required 30%
Maximum Building Height 40ft.
Minimum Front Yard Setback 10ft.

{w/on street parking)

Min. Setback from public ROW. 30ft.
Min. Side Yard {end unit) 10 ft.
Minimum Rear Yard 20ft.

Note:

1} Sethacks shall be varied ut least two feet for all townhouse units withina

2
3

4

h
-~

&

group, exeept that two abulting wnits may have the same setback, provided
no more than four units in the same group have the same setback.

~

Front vard setback is measured from the face of roadway curb.

-

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

-

Unroofed decks may encroach up to 12 feet into the required rear yard
setback of 20 feet.

Tor 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,

“T'here are no minimum distances requived between dwelling units and
agsociated parking spaces.

7y Archileetural features (such as windows, sills, chimmneys, cornices,

eaves and gutters, but excluding cantilevers) may project up lo
three feet into any required vard, setback, or buffer.

NCL

Lot TrPEs - GENERAL CONDITIONS
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Design Guidelines for Reid’s Prospect

MuULTI-FAMILY RESIDENTIAL
. MinimumLot Area (4story} 1175 sf.
. Maximum Lot Coverage 75
. Maximum Building Height 60ft.
Minimum Building Setbacks/Yards
. Front Setback {from centerline 30ft.
(C/L) of access easement)
. Rear Yard 15ft.
. Side Yard 15ft.
. Parking Lot to Dwelling 10ft.

Architectural features {such as windows, sills, chimneys, cornices, eaves,
and gutters, but excluding cantilevers) may project up to three feetin to
any required yard, setback, or buffer.

Developer shall have the option to incorporate structured parking, below
oratgrade.
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Design Guidelines for Reid’s Prospect

Office / Retail

Guiding Principles for Building Architecture

Building architecture shall be of Colonial Village architectural styling and shall maintain a neighborhood proportion.
This will be accomplished by making use of familiar architectural details such as an entablature and portico eatry
features.

Examplcs of Tacade [catures fora multi-story building arereflceted on the building elevation (below). Elements
such as balustrade railings and pedimented dormer windows within the gabled or mansard roof system shall be
used throughout the office/retail buildings.

Building skin shall avoid exterior reflective materials and mirrored glass.
Building massing and landscaping shall relute strongly to adjoming blocks‘land bays,
Building facades shall be varied and articulated for pedestrian visual interest with one or two additional materials

(e.g. metal) as accents, Appropriate exterior building materials shall provide architecrural derailing and variation to
avoid a Mal facade.

Buildings shall be a minimum of twa stories and of'a design consistent with that shown hereon.

The design shall incorporate either a pilched rool or a parapet element above cach multi-story building to screen
equipment. This equipment will be screened from view from the abutting streets by extended parapet walls or by use
of vertical roof features (pable. mansard, etc. ) that are an integral part of the overall building design. reestanding
mechanical sereen walls that contradict the overall building design shall be prohibired.

Architectural features (such as windows, sills, chimneys, comices, eaves, and gutters, but excluding cantilevers}
may project up to three feet in to any required yurd, sclback, or bulfer.

Mix of Uses

This designation is primarily intended for protessional office and commercial activities, Retail and/or restaurant
uses are permitted and encouraged on the first floor.

Parking Accommodations

.

.

Surface Parking
On-street parallel parking within private street easements

APPROVED
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Reid's Prospect Centre

located directly adjacem w Reid's Park. will be the signature office
or the development and shall be built with the first phase of construction.
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Design Guidelines for Reid’s Prospect

Street Standards

Reid’s Prospect will be a pedestrian-oriented community, with smaller street sections tht induce traffic calming. Reid’s
Prospect’s street framewaork will support a wide vange of land uses, and create a public infrastructure that encourages
pedestian activity, street life, and a sense of community and place.

Overview

Streets will be arranged to distribute traffic evenly throughout the community, while being modified in areas where environ-
mental features dictate alternative layouts. They will be organized into a private street system, which will be built and
maintained by the owner’s assoclation(s) of Reid's Prospect, Primary entrances are private roadways that intercommect
into a *loop” through the community. Streets, alleys and parking lots are private.

Curb Cuts

Curbcuts are the entrances and driveways that interrupt the street curb line. Reid’s Prospect’s master plan minimizes curb
hrough the use of shared cntrances and rear load product that separate driveway waffic from normal steeet trafTic.
Minimizing curb cuts also improves trallie safety.

On-Street Parking

Located throughout the community, on-steeet parking will help reduce parking lot size and create a traffic calining effect by
minimizing speed. On-street parking enhances the sidewalk environment by providing a bufler hetween pedestrians and
MOV Cars,

Turn Radii

Interscetion and entrance drive radii dimensions will be kept o minimum sizes to reduee traMie speed and make pedestrian
crogsings less daunting. All lurn radii will be subject to firefrescue requirements for safety.

Road Sections

Descriptive street standards represent the different road sections to be utilized within Reid’s 'rospect. The following pages
discuss the road sections.

Off Street Auxiliary Parking

The residential component will contain a number of strategically placed parking spaces.

Utilities

Allutility lines shall be underground. Anextra conduit for fiture communication service will be provided with the initial
implementation. Additional information on individual utilities and their location within Reid’s Prospect will be develaped
during final engringering,

Parking Lots

Parking and its design teeatinent ave planned to seduce the visual impact of parking for both the conumunity and visitors
passing through.

Lighting
Parking lot lighting shall provide adequate illumination for security. The pole and fixture shall be coordinated with the
design and color chosen for pedestrian fixtures.

- Residential 1Light Leight Max: 167

- Commereial Light Height Mux: 24°

Paving

Kither bituminous or concrele pavement is required [or all drives and parking lots. Masonry pavers arce an
optional, decorative opportunity. Dirt, gravel, and other unpaved surfaces are inappropriate.

Striping

Striping will be required to identify all parking spaces.

Screening

Parking lots adjacent to streets will have required screening. Buildings will frame the parking and streets where possible.

A low wall orevergreen hedge (maximum 307 height, where shown) will screen bumpers, wheels, and paving, while
allowing for surveillance. Sereening could also be effectively used between parking lots and buildings.
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Street Section B
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Street Section C
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Street Section E
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Design Guidelines for Reid’s Prospect

Reid's Prospect Main Street is a pedestrian oriented street connecting the site from east to
west. Itis fronted by a variety of building types and open space, and will offer residents of
Reid's Prospect a principal arterial to walk to commercial and recreational spaces. The
traffic circle will function as a traffic-calming device to enhance pedestrian safety, and also
serve as a focal point for the Main Street Vista.

Loah
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Main Street Feaures

« DPedestrian Oriented = Landscaped Tralfic Circle
«  Stwrect Furniture + Pedestrian Crosswalks

+ SidewalksonBoth Sides » Parallet Parking

« Architectural Lighting

NCL
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Reid's Park

Reid’s Park, centrally located on ¢
community further linking the social/live'work/shop environment.

ARPPOVT

heeomes 4 foeal point for the

OutdoorPlaza [or daily activitics

Open Greenspace [or passive recreation

Specialty Paving and tree enclosure to enhance the park as a place
for the community

Designated Walking Paths to stow traflic and designate pedestrian
locations

Pond maintains current wildlife and encourages serene settings
Amenity provided along Prince William Parkway

Amphitheater tor community activities (Alternate)

Altemate layout for development of Reid's Park w/Amphitheater
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PEDESTRIAN NETWORK PLAN

The pedestrian network within Reid’s Prospeet is extensive and
encompasses the entire site. Walking paths will lead users past each area
of'the site as well as link to pedestrian nerworks beyond site boundaries.
The vast range of the pedestrian pathways will provide both guests and
residents alike the opportunity to experience all of the natural features
provided on-site. These truils may be & mix of natural surfaces, asphalt,
andfor conerete,

ADDITIONAL PARKS AND OPEN SPACE

On-site recreational amenities will be provided for residents of the

development. These include a clubhouse w titness facility, swimming
pool, multi-purpose court, Wl lots, walking paths, and Reid’s Park.

‘The private pool ig located withing the residential portion of the
site and the clubhouse provides the changing rooms and additional
gathering space needed.

OVERALL AESTHETICS

Coordinated human scaled streetscapes, interesting architectural details,
carefully located pedestrian byways. site furnishings, site li
landscaping contribute to this high quality public reatm. The overall
acsthetics and features of the parks and open spaces enhance the traditional
neighborhood feeling and encourage people to enjoy walking throughout
their community,
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Landscape Plans

The significance of landscaping in a community cannot be overstated. The

with the inclusion of adequate landscape matecials in a residential
environment. While the aesthetic aspact of such landscaping is self evident,
the functional role of adequate planting, including the opportunity for
sereening and buffermg views, climate control, noise abatementand polluton
and crosion control are equally important.

The street is a major design determinant of any new development, Itis
more than a traffic comidor. Tt functions asatront yard and amajor organizing
element for the neighborhood. A suceessful street tree planting program
reinforees the overall communily organization and introduces a vertical
¢clement to oflset the perceived horizontal dominance of the street. Sucha
planting program will reinforce the delineation of the streetedge and soflen
the architeetural elements along the street.

The finish and extent of landscaping associated with each in
is equally important inconveying the image and sense ol aquality community.
Opportunilies 1o transition (rom the streetscape Lo the residential yard should
be maximized. This includes yard tree plantings and foundation plantings.
aswell as selective screening to insure that privacy is availed to all residents.
“The following outlines minimum residential kaindseape requiremients o achieve
thisend. Plans shall be prepared at a scale of not less than 1"+ S50 and
include all base data and programmed, or constructed. improvements on
site,

Signage Policy

National Capital Land & Development will seleet aprefenred vendor to fabricate,
install and maintain all Reid’s Prospeel signage. 'This vendor wall ke responsible for
all cormmunity spmage and the initial fabrication und ingtallation of all individual builder
signage. The standards commitiee strongly urges builders to use the preferred sign
vendor for additional signage and maintenance. After initial fabrication and installa-
tion of signage, builders may choose to use a third party for maintenance.

Strictadherence to the specifications will be enforeed. The design, size. colors and
¥ be speeificd, and variations are not aceeptable. The following are
prohibited within Reid’s Prospect unless installed by the Developer,andin
accordance with applicable ordinances. If'the signs below or any other that
have not been approved by the Developer are installed. they will be removed

atthe builders” expense:

- Penmancent or lemporary Jags. This excludes LS. flags on poles that are perma-
nently affixed 1o railers or model homes

- Temporary signs in building windows

- Sidewalk or curb sipns

- Sandwich board signs

Street Tree Planting Overview

The following are designed to assure that an adequate street tree planting
program is provided for all residential streets,

= “Trees shall be planted contmuously 3 feet from the edge of sidewalk
and strecl and should be a Lype that provides a large canopy at
maturity. Sugeested varieties are identified within these puidelines,

- Street tree spacing shall be no less than 30 teet and no greater
than 50 feet. Where driveways/utility easements necessitate, tree
spacing may he modified to accommodaic.

- Asingle type of wee shall be used for the entirety of a single
roadway or street, Differing tree types may be associated with other
roads ar streets as specified by the Developer.

- Tree planting around cul-de-sacs shall be syminetrically positioned
despite physical constraints.

- Street tree plantings shall nolimpede vehicular sight distances or
ereate any situation which may pose an unsafe or hazardous condition,

- Comer lots (including lots abulting pipestoms) shall make provision

Jor canopy street trees along side streetand common drive exposures
comparable to required street tree frontage conditions.

APPROVE
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YARD TREE PLANTING GOVERNING RuULES F

Additional yard trees shall be planted for all residential units
as follows:

An average ol one yard ree is required per 2,000 square
feet of single family detached residential lots.

An average of one vard tree is required per 3,000 square
teet of townhouse or attached single family residential lots.

A minimum ol one of the required yard trees shall be located
in the designated front yard of gingle family detached
residences in addition to the minimum street tree provisions,
asidentified on Page 28,

Yard trees may include omamental Nowering trecs.

Dxisting or saved trees mecting the minimum size eriletia may
be substinred for required plantings at a ratio of one existing
tree for two required vard trees, However, ifexisting trees
to remain arc in the rear of the lot, front yard tree planting is

still required.

FOUNDATION SCREEN PLANTINGS

INCLUDE:

AND

Foundation shrubs and planting for single family detached and
attached units shall be provided at a minimum of one plant per
three feet of any building facade with direct exposure to public

right-of-way. private shieets, common driveways or parking areas.

Plant materials shall be chosen based on the relationship of
ultimate height and width with regard Lo the space in which
they are planted. Laycering of plant materials is encouraged.
“aller plants shall be placed behind lower plants,

Shrubs shall be used to complement architectural features
und not abstruct views fom windows.

Shrubs shall be planted in mulch beds a minimum of three
feet from base of building foundations,

Evergreen trees shall be placed to screen rear yards that are
exposed to public and private streets, common driveways
and parking arcas, Spacing between trees shall be no more
than bwelve feet.

LANDSCAFING PRACTICES

PlantingPractices: Planting practices shall be standardized.
All plants should be nursery grown in accordance with the
highest standards of horticultural practices. and grown under
climatic condlitions similar o those of Reid’s Prospect. Plants
shall be typical ol their species or variety with normal growth
habits. Plants shall conform to the American Standard for
Nursery Stock as published by the American Association of
Nurserymen,

Landscape Maintenance: Green space landscape
maintenance in Reid’s Prospeet will be preseribed for both
individual landowners and the Owner’s Association in the
Declaration of Protective Covenants.

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

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

Replacing dead and disfigured plant material
immidiately with equivalent plants.

Fertilizing, mulching, watering and weeding plant
beds. Applying insecticides and fungicides as
sary 0 maintain plant vigor and appearance
Lawns shall be watered, mowed and maintained ina
dense, weed-free condition.

PLANT MATERIAL SIZE SPECIFICATIONS

1 Hardwood Trees (Street Trees)
3"-4" minimum caliper

2: Ilardwood Trees (Yard Trees)
2"-2 1/2" minimum caliper

3. Flowering Trees (Yard Trees)
2%-2 142" minimum caliper

4. Screening Evergreens
5"~ 8' minimum height

5 Columnar Evergreens
4 -6' minimum height

6. Spreading Evergreens
2'-3' minimum height

2. Broadleat Evergreens and Deciduous Shrubs
18" - 24" minimum height

APPPOVED
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Other Landscape requlrements

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

Evergreen Shrubs: Evergreen shrubs shall be selected from varieties of winter-hardy shrubs commonly found in the mid-
Atlantic region. They may be used where a low-level screen or hedge is desired, such as parking lots, sidewalks, or as
mass planting in the landscape; they may also be used as effective ground covers on slopes. The minimum preferred size
is 187- 24" spread.

Evergreen Trees: Evergreen trees shall be used at stralegic locations, and designed into group plantings to enhance
“winler” seasonal interesL. ‘The sereening of objeetivnable views of service shall be selected from species native to the
area or similar in appearance. The minimum preferred size 8-107 in height.

Indigenous Plant Material: Indigenous plant material shall comprise a significant portion of all new landscape
mprovements.

Ornamental Trees: Normally 12° to 25° tall at maturity, ornamental trees should be planted for aceents and visual
emphasis, The Howering habits ofornamental trees are very effective.

Strectscape & Canopy Tree: Used between the building zone and the street edge, streetscape and canopy trees shall he
major deciduous trees, They may be located either within sidewalk planters orin planting zoncs between the sidewalk and
curh. Canopy trees shall be used in parking islands and lawn arcas, where they do not interfere with the design intent of
strectseape plantings. 'The minimum prefemred sizeis 37-3 127 caliper.

Turf: Lawns and other turt zones within the street right-of-ways and other development arcas may be seeded, or planted
with sod as an optional substitute. A standird turfshall be established for the entire project, which may be modified by the
Design Review Committee. Where sod is employed, itshall be of a quality meeting the certification requirements of the
Virginia Association of Turf Growers.

APPPOVED
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Screening

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

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

There are, however. elements and activities, which are necessarily located in the public arca. Visually integrating und
g the serviee or utility component inte the public eavironment is the goal of sereening, not hiding or camouflaging the
element. Forexample, the additional attention created by trying 10 conceal an electrical transformer may be worse than the
unscreened appearance. Screening isa last resort. but a functional resolution when appropriate.

Full Screening: Arcas where, if exposed, would require constant maintenance shall have full sercening. Sereening design
and durability are important. Solutions such as chain link or wooden fencing may be inappropriate if they will fall into
distepair. Dumpsters require full screening when the retuse is unsightly and soils the dumpsteritself{i.e. restaurants). Full
screening, however. should be designed to require little maintenance. and be compatible with archilectural and site
development themes.

Partial Screening: The introduction of Tandscape and desigm elements as partial sereening provides asclling und sense off
upkeep without the necessity of fully hiding the elementor activity. Parlial sereening serves the same purpose as foundation
planting around a building as it provides a setting and visually anchors the building to the ground plane.

Low Screens: The mosteffective treatment of parking loLs is with low sercens (max 427 height). Thisis preferred wo full
sereening (727 10 967 height) Jor both sesthelic and seeurity reasons.

No Screening: If service elements are only marginally obtrusive, no screening is required. Some ul s and surface
elements may be less of a blight it they are not decorated and thus attenlion is drawn to them. A meter box, which is not
close to 4 sidewalk, may only require a coat of color (o blend with its background.

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

Transformers and Utilitics: Transformers and utilities, which are not underground, shall be painted a color to blend with
the background instead of being accentuated with a landscape screen.

NCL Landscape Requirements
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LEGEND

M3 - DECIDUOUS TREL

HHB - ORNAMENTAL GRASSOR SHRUB
AAR - ORNAMENTAL GRASS OR SHRUB
[MB - ORNAMENTAL GRASS OR SHRURB

AZP -EVERGRELN SHRUB
TMD-EVERGREEN SHRUB

h r y
4 3 2 1
Lntry I'caturc Locations

Examples taken from Prince William County Center
plans (provided by Lewis, Scully, Gionet).

Landscape details to be similar in nature to Prince William County
Center

Entry features for Reid’s Prospect shall be of similar material,
form, and design as these examples. There are 4 entrance

feature locations proposed, as depicted on the map on this Entry Feature provided by Lewis, Scully & Gionel
page. Entrance features #1 and #4 will be located at the ;

corners of Laurel Hills Drive and Prince William Parkway, and APPPOVED

at the corner of Asdee Lane and Prince William Parkway Waﬂﬂmuﬁn:ﬂ APRSAT PLAN
respectively. Entrance feature #2 will be located on the =

eastern side of the proposed entrance, Entrance feature #3
will be located on the western side of the proposed entrance,

Tlustrative of entry detail for Reid’s v.q,c%aﬁ

Reid's
NCL Landscape Elements o
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Pier and Fence

T.ow Screen/Hedge

Deciduous Trees
APPROVES
PEPFFERNEVE! s acT py AN
Pt ,

\&W&\Nnuowxil S

Lu

DFFICE OF PILAY

T i AR R T e A T T e, .

Typical buffer along Prince William Parkway
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Possible Entry Signage
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Decks and Fences
Deck. fence, and street furniture designs shown are for il lustrative purposes,
All decks and fences installed by homeowners are subject to prior approval by
the Design Review Committee. Decks, fences, porches, and railing
connections specified by the Developer must be complementary to the overall
community design and shall be of high quality specitied throughout these Design
Cruidelines.
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Manor | Decatur Richmond Milford
230-LB 4501-LB 3901-LB 650-LB

Reid’s Prospect Landscape Flements
miror the landseaping patterns delined in the
Prince William County Center.

NCL
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Commemoration
Sugar Maple

Bloodgood London Planctree

APPROY

Willow Ouk
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Canopy Trees

Acer rubrum Red Maple Tikiaamericana American Linden
Cladrastis lutea American Yellowwood Tilia condata Litfleleaf Linden

Fagus grandifolia American Beech Ulmus americana “Valley Forge® Valley Forge/American Elm
Fagus sylvatica Furopean Boech Uk cana “New H *  NewHamony/American Elm
Fraxinus americanus White Ash Ulrmus hollandica Groenveldt Eim

Fraxinus pennsylvanica Green Ash Ulmus parviflora Chinese Elm

Fraxinus pennsylvanica Newpor  Newport Green Ash Zelkovacultivars Japanese Zelkova

Ginkgo biloba Giinko (male) Stewartia pseudocamellia Japanese Stewartia
Gleditsia tri ar : foncylocust

Mezasequioa glyptostroboid Dawn Redwood Evergreen Trees

Nyssasylvatica BlackGum Cedrus atlantica Atlas Cedar

Plantsnus acerifolia London Planciree Cupessocy parisbeylundi Leyland Cyprus

Quercu accutissima Sawiooth Oak Hex opaca American Holly Varicties
Quercus alba White Oak Magnoliz virginiana Swectbay Magnolia
Quercus coccinea Scarlet Onk Pinus nigra Austrian Pine

Quercus falcata Southern Red Oak Pimus strobus White Pine

Quercus palustris Pin Oak Pinus thunbergi Japanese Black Pine
Quercus phellos Willow Oak

Quercus rubra Red Oak

APPROYVED
PROFFERMEVE! OR:ENT PLAN
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Ornamental Trees
Acer campestre

Acer ginnala

Acer palmatum
Amelanchier arborea
Amelanchier canadensis
Amelanchier lacvis
Betulanigra

Carpinus betulus
Carpinus caroliniana
Cercidiphyllum japonicum
Cercis canadensis
Chionanthus virginicus
Cornus kousa

Halesia tetraptera
Lagerstroemia indica
Magnolia soulangcana
Magnoliastellata

Malus spp.

Ostrya virginiana
Oxvdendron arboreum
Prunus serrulata
Stewartia koreana
Stewartia ovata

Stewartia pseudocamellia

Styrax japonicum

Hedge Maple

Amur Maple
Japanese Maple
Downy Serviceberry
Shadblow Serviceberry
Allegany Serviceberry
River Birch
European Hornbeam
Ironwood

Katsura Tree
Eastern Redbud
Fringe-tree

Kousa Dogwood
Silverbell
Crapemyrtle

Saucer Magnolia
Star Magnolia
Flowering Crabapple
Ironwood

Sourwood
Flowering Cherry
Korean Stewartia
Mountain Stewartia
Japanese Stewartia
Japancse Snowbell

Deciduous Shrubs

Aroniaarbutifolia Red Chokeberry
Berberis spp. Barberrry
Cotoneaster spp. Costoneaster
Euonymus spp. Euvonymus
Forsythia x intermedia Forsythia
Hamamelis virginiana Witch Hazel
Jasminum nudiflorum Winter Jasmine
Potentilla fruticosa Shrubby Cinquefoil
Pyracantha coccinea “Lowboy™ Firethom
Rhododendron spp. Azalea Varieties
Viburnum spp. Vibumum
Evergreen Shrubs
Tlex spp. Holly
Mahonia aqufolium Oregon Grape Holly
Rhododendron spp. Azalea Varieties
Taxus spp. Japanese Yew
APPPOVED
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Groundcovers
Evonymus fortunei “Coloratus™
Hedera helix

Hosta spp.

Liriope miuscari

Liriope spicata

Pachysandra terminalis

Vinca minor

Herbaceous Vines
Chrysogonum virginianum
Cimicifuga americana
Eupatorium dubium

Geum canadense

Iris versicolor

Lespedeza hirta
Sanguinaria canadensis
Solidago canadensis
Parthenocissus quinquefolia

Woody Vines
Campsis radicans

Vitis labrusca

Purple Wintercreeper
EnglishIvy

Hosta

Liriope

Spreading Liriope
Japanese Spurge
Periwinkle

Green-and-Gold
Black Cohosh

Eastern Joe-Pye Weed
White Avens

BlueFlag

Hairy Bush Clover
Bloodroot

Canada Goldenrod

Virginia Creeper

Trumpet Creeper
Fox Grape

NCL|| Recommended Plant Palette
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Purpose Of Regulations

Approwal is required for all construction and improvements. To that end. a
Design Review Committee (DRC ) shall uﬂ@ﬁsasge&?g E&
approval responsibility. The DRC will establisl governing the

Eg—gsgﬁwnwwgﬁ&%nﬁsﬁg?qﬁeEEengg

Development Plans and Site Plans

The DRC reviews each sub

; d by & participating builder. The
following outfine i .. d for submissi

The purpose of these standards is ter set @:p%n-hﬂ:_g procedures. and
ggnmﬁ—.m__ Ena.mnnnia_:naﬁ e review of site or development plans
d o bl The DRC wi —_%@gﬁﬁag
?ﬁ:ﬁ&ﬁ:ﬁam o beyond but willinot take
precedence over any maa.ngnuE_ rules E&Rmcgo.z Onee County mini-
mums are approved, additional criteria may be estabfished by the DRC.

The objective of the Reid’s Prospect DRC is to achieve equitable and consis-
tent harmony between builders of this community. Plans requiring review will
include: Development Plans, Site Plans, Architectural Plans, Materials and Fx-

| terior Colors, Landscape Plans. Sales Area and Temporary Structure Plans,

Signage Plans.

Amendments, revisions, Es&és__x_unv_maesg 5 must be approved
by amajority vote ol the i ofthe DRC. with documentation provided
Egvszﬁnwmﬂm:ﬂ? t of the amendment can be clearly understood and
implemented. This includes the preparation _uﬁgdsaﬁ._na&hnﬂ. and
engineering standards and criteria. as appropriate. t© be included inthe changes
sought. Noamendment. revision or waiver shalll be approved whiclh is not
substentially consistent with these Design Guidelines and the zoning.
rwaiver to be considered by the DRC shall be first
forwarded tw the Prince William County Divectorof Planning. who shall have
R:!!a?l&nw s from receipt to notify the DRC inwriting that he or she has
| revisionor waiver to be substantially inconsistent

Each fm revisi

s&-.?un qvuﬂmq_ Guidelines and zoning. The Planning Director’s written
dete it Il include specific refe 3.t those portions of the Design
Pénn__.ﬁuc_. gﬁ%nﬁgﬁmsgrgaﬂg for such ditermination.
The DR shall notapprove any suchamendment found substantially inconsistent
by the Planning Director. Failure offthe Planning Director to providi such written
notice shall automatically mean that be or she has determined such amendment.
revision or waiver is substantially consistent with these 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.

to complete the approval process. -
The DRC membershipat the outset shall i presentd  poo desion sketches fon start, and the are defined below
tiv ﬂa.ﬁn%«nﬁgg ﬁ.iﬂ?ﬁﬂﬁ: ?gn..@!ngi whenavailable.a 1 oy erming rules. :_.__ﬁam otfrerwise mated, s section deals only with

of

Development Plans.

No development plan shall be submitted to Prince William without the
approval signature of the DRC. This approval may be granted afier preliminary
submission provided tor below.

Prince William County suby for develop plan approval must not be
made until the preliminary si R._ESLN& e beenapproved with no changes or
coments,

Building permits can heapplied for. and si P ing and grading can beginafter

Basic Information

Both submissis fimimary and final. it hasic mf
ﬁﬁp‘gﬂgap@mg

e —— de (butnotto b o) the daddressol
gﬂi@.ﬁw&!&sﬂgﬁgﬁggﬂ_ggﬁg Sk
area, scale i 1" =30°0"). north arrow. date of preparation and

{ their nature and stage of submission (i.e.

EQ@&V

Base informationis to include (b be limited to)all existing conditions suchas

field: pography than two-foot mtervals: existing trees with diameters.
point twebve inches above the ground line) of four inches or greater

(unless other criteria isapproved by nﬁ:ﬁnv?ﬂ__nsgn_nﬁauuﬂsﬁno?sﬂ

unﬂeﬂs_aa. roek for springs, streams. ete. Adsowrbe included

isting man-made conditions suchas easements and rights-
of-way. propesly labeled. exist i prog 5_93555& levations,
E@ﬁgagﬁﬂa&s_s record plandi (adiacent
lots, draimage systems, street trees, curb ¢ cﬁﬁnmﬁuﬁ_ﬁﬁ,

Submissions:

Thissubmission may be done in two stages if the builder so elects, or ifthe projectis
of suchcomplexity toso warrant. These would consist of a schematic stage and a

fonmal prefiminary stage. [fthe two-step procedure is not appropriate. please submiy

them as the formal preliminary.

Schematic Stage:
?gﬁ—e—.ﬂg%é? Eewwgcﬁcae u.uca gﬂu—&#ﬂra_

preliminary approval and proper County ¢f have be 1. However,
the actual construction start (excavation and the po E.Erc» EHSEE&
commence until final plans have b

pp ed without 2CS Or

ARPPOVED
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to inchude. (but notk
Qgggasgég%&gig
and lighting plans.

I building pl being developed with the development plan. the architecture a
this stage shall be s concept form showing clevations and Hoor plans with hasic
dimensions,

INCL|

_
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Historical Commission Resolution

HISTORICAL COMMISSION RESOLUTION

MOTION: BASLER June 11, 2019

Regular Meeting
SECOND: DULEY Res. No. 19-033
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
SUP2019-00044 | Haymarket Motor Vehicle Fabricate and install up to two
Fuel Station interpretive markers, similar to Civil

War Trails signs, with content to be
determined by the Historical
Commission at a later date.

REZ2017-00008 | Purcell Road Rezoning - 2" | Phase Il evaluation on archaeology
Submission site 44PW2022 and, if warranted, a
Phase Il study. All artifacts from all
archaeology sites to be donated to
and curated with the County.

REZ2019-00024 Hawthorn Retirement

Residence Proffer No Further Work
Amendment - 2"
Submission
REZ2019-00034 Youth for Tomorrow Interpretive kiosk containing multiple

interpretive signs with content
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June 11, 2019
Regular Meeting
Res. No. 19-033

Historical Commission Resolution

Page 2
Case Number Name Recommendation
determined by the Historical
Commission detailing Prehistoric, Civil
War and Historic aspects of the
property.
CPA2017-00006 Parkway Employment Support and concur with cultural

Center Small Area Plan

resource recommendations and

suggest highlighting historical nature

of the area.

e |Interpretive kiosks in plaza areas
addressing three topics of historical
importance:

1, The African American
settlement of Agnewville and
associated activity;

2. Early industrial ventures
encompassing lumbering and
sawmills;

3. Transportation and
communication thrust along the
Telegraph Road corridor.

« Name local streets, thruways,
walkways, etc. in recognition of the
history of the area.

¢ As an arts and entertainment
zone is being considered, and, as
such a zone is inherently cultural in
nature, consider this as a location for
a future Prince William County History
Museum.

Votes:
Ayes: by acclamation
Nays: none

Absent from Vote: Vayer
Absent from Meeting: Brace, Johns, Moser, Pearsall

MOTION CARRIED

ATTEST: /m M

Secretary to the Commission

[
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Applicant Deferral Request Letter

o

Jessica Pfeiffer

(703) 680-4664 Ext. 5119 WatLsH Coruccr Rt ot AW L o'
jpfeiffer@thelandlawyers.com LUBELEY & WALSH PC e ’

Fax: (703) 680-6067
L3 SEP 20 P 3: b
September 20, 2019 Ay
A
Via Hand Delivery -
Scott Meyer
Planner
PWC Planning Office
5 County Complex Court
Prince William, VA 22192

Re: Proffer Amendment #REZ2019-00024, Hawthorn Retirement Residence at Reid’s
Prospect
Deferral Request

Dear Scott:

On behalf of the Applicant, we respectfully request that the Planning Commission public
hearing for this case be deferred to October 16, 2019 and that this case be removed from the
October 2, 2019, agenda.

Thank you for your assistance with this case. If you have any questions, please contact
me at (703) 680-4664.

Very truly yours,
WALSH, COLUCCI, LUBELEY & WALSH, P.C.

Qo 3 F g ffpd

Jessica L. Pfeiffer

JLP

e Mark Lowen
Kristi Neznanski
Luke Fetcho

P0934241.DOCX

ATTORNEYS AT LAW

703 680 4664 *+ WWW.THELANDLAWYERS.COM
4310 PRINCE WILLIAM PARKWAY 1 SUITE 300 + WOODBRIDGE, VA 22192-5199

ARLINGTON 703 528 4700 + LOUDOUN 703 737 3633
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Planning Commission Resolution (for deferral)

Planning Commission

“1 % PRINCE WILLIAM

COUNTY

PLANNING COMMISSION RESOLUTION

MOTION: TAYLOR October 2, 2019

Regular Agenda
SECOND: FRY RES. No. 19-108
RE: PROFFER AMENDMENT #REZ2019-00024,

HAWTHORN RETIREMENT RESIDENCE AT REID’S PROSPECT
ACTION: DEFER TO DATE CERTAIN - OCTOBER 16, 2019

WHEREAS, this is a request to amend the proffers associated with REZ #PLN2000-
00041 to change the use designation in a portion of Land Bay | from OC-2 (now O(H),
Office High Rise) to O(H), Office High Rise / B-1, General Business, to permit an assisted
living facility, along with associated modifications, to include signage, building height, and
floor area ratio (FAR) increases; and

WHEREAS, the +5.41-acre site is located north of Prince William Parkway, west of
Laurel Hills Drive, and south of the terminus of Effie Rose Place; and

WHEREAS, the property is identified on County maps as GPIN 8193-31-4635
(portion) and is addressed as 4460 Prince William Parkway; and

WHEREAS, the site is designated CEC, Community Employment Center, in the
Comprehensive Plan, and is located within the Government Center Sector Plan special
planning area; and

WHEREAS, the site is zoned PMD, Planned Mixed Use District, and is located within
the Prince William Parkway Highway Corridor Overlay District; and

WHEREAS, the Prince William County Planning Commission duly ordered,
advertised, and held a public hearing on October 2, 2019; and

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

NOW, THEREFORE, BE IT RESOLVED that the Prince William County Planning
Commission does hereby defer to a date certain - October 16, 2019, as requested by the
Applicant.

5 County Complex Court, Prince William, Virginia 22192 » 703-792-7615 | www.pwcgov.org/pc
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Planning Commission Resolution (for deferral)

October 2, 2019
Regular Meeting
RES 19-108
Page 2

Votes:

Ayes: Berry, Fry, Holley, McKay, Milne, Moses-Nedd, Taylor
Nays: None

Absent from Vote: None

Absent from Meeting: Haynes

Abstain from Vote: None

MOTION CARRIED

Attest: W D oYU I

@err Dorcsis)
erk to the Planning Commission
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