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I. 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 I 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 

Zoning  OC-2 – as proffered 

now O(H), Office High Rise 

O(H), Office High Rise / B-1, 

General Business  

Use(s) Land Bay I (±11.42 acres) 

 

 

Office/Employment uses 

Land Bay J (Newly created) 

(±5.41 acres) 

 

Office/Employment/Assisted 

Living Facility uses 

Monument Sign Height 10 feet 12 feet  (as modified) 

Floor Area Ratio (FAR) 1.25 in O(H);  0.40 in 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.   

 

 

October 4, 2019 

 

TO: Planning Commission 

  

FROM: Scott F. Meyer 

Planning Office 

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

Occoquan Magisterial District 



 

#REZ2019-00024| Page 2  

C. 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. 

 

D. Zoning / Acreage:  The ±5.41-acre site is zoned PMD, Planned Mixed Use District, and 

is located within the Prince William Parkway Highway Corridor Overlay District.  It is 

currently located in Land Bay I (Office High-Rise), within the Reid’s Prospect mixed 

use development.   

 

E. 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.   

 

F. 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 I 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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II. 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: 

 

• 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. 

 

• An assisted living facility is among the uses specifically shown in the 

Governmental Center Sector Plan for this general area of Reid’s Prospect. 

 

• The proffer amendment retains all prior use mixture and design-related 

commitments for the Reid’s Prospect development, including Design 

Guidelines. 

 

• As proffered, the new impacts associated with the assisted living facility will 

be adequately mitigated. 

 

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

Commission has been advertised for October 16, 2019. 

 

III. Issues in order of importance are as follows: 

 

A. Comprehensive Plan: 

 

1. Long-Range Land Use:  Is the proposed use consistent with those uses 

intended by the 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? 

 

B. Strategic Plan: 

 

1. Robust Economy:  How does the proposal help to foster a diverse local 

economy that creates a culture of innovation and achieves more quality jobs, 

economic opportunities, and an expanded commercial tax base? 

 

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

 

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

 

E. Legal Uses of the Property:  What uses are allowed on the property?  How are legal 

issues resulting from the Planning Commission’s action addressed?  
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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 

building area 

(FAR of 0.86) 

Up to 

±202,668 SF 

(new building) 

 

$123,627.48 

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 I, 

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.   

 

B. 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 

Illustrative Site Package 

Illustrative Line of Sight Exhibits  (not proffered) 

Design Guidelines for Reid’s Prospect 

Historical Commission Resolution 

Applicant Deferral Request Letter 

Planning Commission Resolution  (for deferral) 

 

 



Vicinity Map 
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Aerial Map 
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Long-Range Land Use Map 
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Zoning 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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Master Zoning Plan – Development / Use Exhibit   

(by staff) 
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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 II 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 II.  Comprehensive Plan Consistency Analysis 

 

The following table summarizes the area characteristics: 

 

Direction Land Use Long-Range Future 

Land Use Map 

Designation 

Zoning 

North  Undeveloped land bay, designated 

for Live/Work units;  

12 live/work units in townhouses 

(Reid’s Prospect) 

CEC PMD (office; 

live/work); 

PMR (medium 

density residential 

/ open space) 

South Undeveloped, vacant land;  Existing 

single-family residential property;  

Western portion of Ridgewood 

Center office complex (County 

offices) 

O B-1; O(L) 

East Across Laurel Hills Drive;  

undeveloped, vacant land 

SRL A-1 

West Undeveloped land bay, designated 

for Office/Employment uses (Reid’s 

Prospect) 

CEC PMD (office) 
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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 

Map Designation 

Intended Uses and Densities 

Community 

Employment Center 

(CEC) 

The purpose of the Community Employment Center classification is to 

provide for areas of low- to mid-rise offices (including government 

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 Illustrative Guidelines for 

Office Development, provided as a supplement to the Community 

Design Plan chapter of the Comprehensive Plan and available from 

the Planning Office.  A minimum office building height of 3-5 stories is 

preferred. 
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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.   

 

• 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.    

 

• 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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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: 

 

• 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. 

 

• 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 



Staff Analysis 

#REZ2019-00024| Page 19  

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 “J” 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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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.   

 

• 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:  Pursuant to 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.  

 

• 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 

 
• 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.  

 

• Architecture:  The Applicant proffers a coordinated architectural design theme in the 

development of the newly created Land Bay J.  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.  

 

• Illustrative 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.   

 

• 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.   

 

• Courtesy Review with LOCCA/PELT & Laurel Hills Community:  The Applicant proffers a 

courtesy review prior to final site plan approval. 
 

Proposal’s Weaknesses 

 

• 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.   

 

• 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 J) 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.      

 

• 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 I archaeological studies are generally required at submission of rezoning and special use 

permit applications where significant prehistoric or historic sites and cemeteries are known or 

suspected.  Phase II evaluations and treatment plans studies may also be required.  Records 

research is required of all applicants for rezoning, special use permit, comprehensive plan 

amendment, and public facility review applications.  

 

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 

 

• 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 

 

• 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 

 

• 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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• 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 

 

• 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 
 

Quality fire and rescue services provide a measure of security and safety that both residents and 

businesses have come to expect from the County.  The Fire and Rescue Plan sets out policies and 

action strategies that further the County’s goal of protecting lives, property, and the environment 

through timely, professional, humanitarian services essential to the health, safety, and well-being of 

the community.  The Plan includes recommendations relating to siting criteria, appropriate levels of 

service, and land use compatibility for fire and rescue facilities.  The Plan also includes 

recommendations to supplement response time and reduce risk of injury or death to County 

residents, establishment of educational programs, such as cardio-pulmonary resuscitation (CPR) 

training, automatic external defibrillators (AED), and encourage installation of additional fire 

protection systems – such as sprinklers, smoke detectors, and other architectural modifications. 

 

The 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 

 

• 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. 

 

• 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.  

 

• 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 

 

• 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.     

http://www.pwcgov.org/government/dept/police/Pages/CPTED.aspx
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Proposal’s Strengths 

 

• 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 

 

• 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 

 

• 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.   

 

  



Staff Analysis 

#REZ2019-00024| Page 27  

Proposal’s Weaknesses 

 

• None identified. 

 

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

Water Plan. 

 

 

Sanitary Sewer Plan Analysis 
 

Appropriate wastewater and sanitary facilities provide needed public health and environmental 

protections.  The Sanitary Sewer Plan sets out policies and action strategies that further the County’s 

goal of providing an economically and environmentally sound sanitary and stormwater sewer 

system.  The Plan includes recommendations relating to system expansion, required connections to 

public sewer in the Development Area, and the use of either private or public sewer systems in 

locations classified as Semi-Rural Residential (SRR), as well as the Rural Area. 

 

The 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 

 

• 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 

 

• 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 

(Route 294) 
6 

51,000 vehicles per day 

(VPD) 
C 

 

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 

 

• 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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• 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 

 

• 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 

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

 

Increase at-place employment 

• 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. 
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Waivers and Modifications 
 

Pursuant to Section 32-700.25 of the Zoning Ordinance, the following waivers/modifications are 

being requested through this Proffer Amendment: 

 

• 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 “Illustrative 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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• Waiver of Section 32-250.72 of the Zoning Ordinance and 601.04.I 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.  

 

• 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. 

 

• 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 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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• Modification of Section 125.01.I.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: 

 

• 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.    

 

• 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: 

 

• PWC Archaeologist 

• PWC Area Agency on Aging 

• PWC Economic Development 

• PWC Fire Marshal Office 

• PWC Historical Commission 

• PWC Planning Office / Proffer & Zoning Administration 

• PWC Police / Crime Prevention 

• PWC Public Works – Watershed / Environmental / Arborist 

• PWC Service Authority 

• PWC Transportation 

• Virginia Department of Transportation (VDOT)      
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