
MOTION: October 20, 2020 
Regular Meeting 

SECOND: Res. No. 20- 

RE: COMPREHENSIVE PLAN AMENDMENT #CPA2020-00008, PRESERVE AT LONG 
BRANCH (FORMERLY MID-COUNTY PARK AND ESTATE HOMES) – COLES 
MAGISTERIAL DISTRICT 

ACTION: 

WHEREAS, this is a request to amend the Comprehensive Plan long-range land use 
map designation for ±339.1 acres from SRR, Semi-Rural Residential, ER, Environmental Resource, 
and AE, Agriculture or Estate, to SRR, Semi-Rural Residential, P&OS, Parks and Open Space, AE, 
Agricultural or Estate and CRHS, County Registered Historic Site with the associated CRHS text 
language for the Maddox and Sinclair Mill Preservation Area; and 

WHEREAS, this is also a request to modify the Rural Area resulting in a net change 
of ±145.9 acres moving from the Rural Area to the Development Area; and 

WHEREAS, the subject ±339.1-acre project area is located to the west of the termini 
of Classic Springs Drive and Honeysuckle Road, north and west of the terminus of Counselor Road, 
north of the terminus of Classic Lakes Way, southeast of Dove’s Landing Park, and west of the 
terminus of Sinclair Mill Road and identified on County maps as the following GPINs: 7893-11-
6930,7893-10-7686, 7792-99-5798 (pt.) for a total of ±317.7 acres plus the Maddox and Sinclair Mill 
Preservation Area ±21.4 acres GPINS 7793-74-9115, 7793-84-2716, 7793-84-5647, 7793-84-7507 (pt) 
(less 0.9ac) and 0.1 ac of 7793-83-3326 (pt) 0.8 ac of 7793-82-2751 (pt).; and 

WHEREAS, the majority of the property, ±319.7 acres, is currently zoned A-1, 
Agricultural, a portion of the property, ±19.4 acres, is zoned SR-1 and located within the Domestic 
Fowl Overlay District; and 

WHEREAS, the planning staff recommended denial of the comprehensive plan 
amendment request as stated in the prepared staff report; and 

WHEREAS, the Prince William County Planning Commission held a public hearing 
on the Comprehensive Plan Amendment on July 29, 2020, recommending denial as stated in Res 
No. 20-046; and 

WHEREAS, the Prince William County Board of County Supervisors duly ordered, 
advertised, and held a public hearing on October 20, 2020, at which time public testimony was 
received and the merits of the above-referenced case were considered; and 
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WHEREAS, the Prince William County Board of County Supervisors believes that 
general welfare as well as good planning practices are served by the denial of this request; and 

 
WHEREAS, in accordance with 15.2-2223(a), “The comprehensive plan shall be 

made with the purpose of guiding and accomplishing a coordinated, adjusted and harmonious 
development of the territory which will, in accordance with present and probable future needs and 
resources, best promote the health, safety, morals, order, convenience, prosperity and general 
welfare of the inhabitants, including the elderly and persons with disabilities.”; 

 
NOW, THEREFORE, BE IT RESOLVED that the Prince William County Board of 

County Supervisors does deny Comprehensive Plan Amendment #CPA2020-00008, Preserve at 
Long Branch. 

 
ATTACHMENT:   Proposed Long Range Land Use Plan, The Preserve at Long Branch, 
 CPA2020-00008 
 
Votes: 
Ayes:  
Nays:   
Abstain from Vote:  
Absent from Vote:  
Absent from Meeting:  
 
For Information: 
  Planning Director 
 
  Mr. Mark Branca, P.E. 
  Branca Development, LLC 
  11672 Sandal Wood Lane 
  Manassas, Virginia 20112 
 
  John McBride, Esquire 
  Odin, Feldman & Pittleman, P.C. 
  1775 Wiehle Avenue, Suite 400 
  Reston, VA  20190 
 
 
 
ATTEST:             
 Clerk to the Board

mailto:email@pwcgov.org
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The Board of County Supervisors 
Ann B. Wheeler, Chair 
Victor S. Angry, Vice Chair 
Andrea O. Bailey 
Kenny A. Boddye 
Pete Candland 
Margaret Angela Franklin 
Jeanine M. Lawson 
Yesli Vega 
 

 

Office of the County Executive 
Christopher E. Martino 

 
 

STAFF REPORT 

Board Meeting Date: October 20, 2020 
Agenda Title: CPA2020-00008, Preserve at Long Branch (Formerly Mid-County Park 

and Estate Homes)  
District Impact: Coles Magisterial District 
Requested Action: Recommend Denial of CPA2020-00008, Preserve at Long Branch 

(Formerly Mid-County Park & Estate Homes) 
Department: Planning Office 
Staff Lead: Stephen Donohoe, AICP, Acting Planning Director 

EXECUTIVE SUMMARY 

This is a request to amend the Comprehensive Plan Long-Range Land Use map designation for 
±339.1 acres from SRR, Semi-Rural Residential, ER, Environmental Resource, and AE, Agriculture or 
Estate, to SRR, Semi-Rural Residential, P&OS, Parks and Open Space, AE, Agriculture or Estate and 
CRHS, County Registered Historic Site and to provide the associated text language to align with the 
CRHS designation. The proposal also includes adjustments to the Rural Area Boundary. 

 

Based on the Board’s existing land use policies in the Comprehensive Plan, it is the recommendation 
of the Planning Commission and staff that the Board of Supervisors deny Comprehensive Plan 
Amendment #CPA2020-00008, Preserve at Long Branch (Formerly Mid-County Park & Estate 
Homes).  Although the Board of County Supervisors has not adopted the recommendations of the 
2014 Rural Preservation Study or the 2019 Rural Preservation Study Implementation, these studies 
provide planning options and opportunities to address the complexities of the Rural Area and 
therefore, staff has referenced these documents in the staff analysis. The application as submitted 
aligns with many of these principles. 

LRLU Classification Existing (Acres) (±) Proposed (Acres) (±) 

Agricultural or Estate (AE) 235 0.9 

Semi-Rural Residential (SRR) 21.2 145.9 

Environmental Resource (ER)  82.9 0 

Parks & Open Space (POS) 0 170.1 

County Registered Historic Site (CRHS) 0 21.4 

Total Project Area 339.1 339.1 

Rural Area Acreage 317.9 (94%) 172.0 (51%) 

Development Area Acreage  21.2 (6%) 167.1 (49%) 

Total Project Area 339.1 339.1 
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BACKGROUND 

A. Request: This is a request to amend the Comprehensive Plan long-range land use 
map designation for ±339.1 acres from SRR, Semi-Rural Residential, ER, 
Environmental Resource, and AE, Agriculture or Estate, to SRR, Semi-Rural 
Residential, P&OS, Parks and Open Space, AE, Agriculture or Estate and CRHS, 
County Registered Historic Site with the associated CRHS text language for the 
Maddox and Sinclair Mill Preservation Area. The requested amendment includes a 
change of ± 21.4 acres from AE and ER to CRHS, County Registered Historic Site for 
the Maddox and Sinclair Mill Preservation Area, and provides for ±154.6 acres of 
POS, Parks and Open Space. The site is located within both the Rural Area and 
Development Area of the County. This request proposes a net change of ±145.9 
acres from the Rural Area to the Development Area. 

Under Section 15.2-2229 of the Code of Virginia, the Board of County Supervisors 
(BOCS) may consider amendments to the adopted Comprehensive Plan. 

B. Site Location: The ±339.1-acre project area is located to the west of the termini of 
Classic Springs Drive and Honeysuckle Road, north and west of the terminus of 
Counselor Road, north of the terminus of Classic Lakes Way, southeast of Dove’s 
Landing Park, and west of the terminus of Sinclair Mill Road. The subject property is 
identified on County maps as the following GPINs: 7893-11-6930,7893-10-7686, 7792-
99-5798 (pt.) for a total of ±317.7 acres plus the Maddox and Sinclair Mill 
Preservation Area ±21.4 acres GPINS 7793-74-9115, 7793-84-2716, 7793-84-5647, 
7793-84-7507 (pt) (less 0.9ac) and 0.1 ac of 7793-83-3326 (pt) 0.8 ac of 7793-82-2751 
(pt).  

C. Comprehensive Plan: The subject site is currently designated AE, Agricultural or 
Estate, SRR, Semi-Rural Residential, and ER, Environmental Resource, in the 
Comprehensive Plan. The site is located within both the Rural Area and Development 
Area of the County. Currently, 317.9 acres are in the Rural Area, as proposed 145.9 
acres would be removed from the Rural Area designation. Per the existing 
Comprehensive Plan and Zoning Ordinance, the property would not be allowed to 
connect to the public sewer system.  As proposed the 145.9 acres area would be able 
to be served with public sewer.   

D. Zoning: While the majority of the property, ±317.9, is currently zoned A-1, 
Agricultural, a portion of the property, ±19.4 acres, is zoned SR-1. The site is located 
within the Domestic Fowl Overlay District (Reference attached zoning map).  

E. Surrounding Land Uses: The subject site is surrounded by semi-rural type residential 
development to the east and north. A majority of the lot sizes surrounding the 
property are less than 10 acres /du as reflected on the exhibit entitled Area Density 
Map attached. Rural and larger estate-type residential development and 
undeveloped land is located to the west and south. The majority of the property lies 
to the west and south of the Long Branch stream feature and southeast of the 
Occoquan River. Doves Landing, a natural resource County park, lies north and west 
of the project area. 
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F. Comprehensive Plan Initiation Process: The Comprehensive Plan Land Use Chapter 
outlines the County policy for the annual review of amendments to the 
Comprehensive Plan text and/or the Long-Range Land Use Plan designation for a 
given property. Applications for a Comprehensive Plan Amendment (CPA) are 
reviewed annually. Applications must be submitted to the Planning Office no later 
than the close of business on the first Friday of each year. While there are 
applications that are exempt (non-residential and mixed-use rezoning requests) 
from this standard deadline; this residential CPA application fell under the standard 
annual initiation process. These applications are then forwarded to the Board of 
County Supervisors for initiation. Initiation of a comprehensive plan amendment 
does not indicate approval of the application but authorizes staff time and effort to 
analyze the application and bring it forward for public hearings before the Planning 
Commission and Board. 

G. Comprehensive Plan Amendment Process: If initiated, the amendment is heard by 
the Planning Commission then forwarded, with the Commission’s recommendation, 
to the Board of County Supervisors for final action. Typically, when the Board 
initiates a comprehensive plan amendment requested by a property owner, it asks 
that a rezoning be filed and processed concurrently to give the Board more detail on 
the intent of the project. 

H. Background, History and Context:  

1. Mid-County Park & Estates Homes CPA Request in 2012 – When a 
comprehensive plan amendment for Mid-County Park & Estate Homes, CPA 
#PLN2012-00255 was submitted in 2012, the Board recognized this 
represented a significant change to the Rural Area and felt that it would be 
better to complete a broader review of existing Rural Area policies. This was 
the impetus for the Board’s initiation of the 2014 Rural Preservation Study. 

2. Rural Preservation Study – The Board of County Supervisors directed the 
Planning Office to conduct research on appropriate planning tools to help in 
the preservation of open space in rural areas. The purpose of the rural 
preservation study was to provide an overview of the County's rural 
preservation policies and an evaluation of their effectiveness; identify 
additional rural preservation tools that may be appropriate and effective; 
and make recommendations regarding possible amendments to the 
County's land use planning policies. Opportunities for stakeholder input were 
provided throughout the project. The Rural Preservation Study report was 
completed and published in 2014. The full report can be found on the 
Planning Department’s webpage. The Rural Preservation Study has not been 
adopted by the Board. 

3. Comprehensive Plan Update – In August of 2016, the Board of County 
Supervisors initiated the Comprehensive Plan Update which included 
incorporation of the policy recommendations of the 2014 Rural Preservation 
Study into the Comprehensive Plan. 
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4. Zoning Text and County Code Amendments – In September 2016, the Board 
of County Supervisors initiated three amendments which would implement 
recommendations of the 2014 Rural Preservation Study. These amendments 
included an amendment to County Code to establish a Purchase of 
Development Rights (PDR) program, a zoning text amendment to establish a 
Transfer of Development Rights Program (TDR), and a zoning text 
amendment for a rural cluster zoning district (ultimately as recommended by 
staff in 2019, a Rural Conservation Residential (CR-1) zoning district). These 
amendments, and together with the Comprehensive Plan Update task to 
incorporate the 2014 Rural Preservation Area policies into the 
Comprehensive Plan, combined to create the 2019 Rural Preservation Study 
Implementation project. 

5. Mid-County Park & Estates Homes Requested CPA Initiation in 2018 – On 
March 6, 2018, the Board of County Supervisors was again presented a 
request by the applicant to amend the Comprehensive Plan for the Mid-
County Park & Estate Homes project. Instead of initiating this comprehensive 
plan amendment request, the Board of County Supervisors directed staff to 
begin working on the Rural Preservation Study Implementation project, so 
that the broader Rural Area policy could be addressed by the Board before 
considering the Mid-County Park & Estate Homes project. After numerous, 
well-attended community meetings, a staff recommendation for the Rural 
Preservation Study Implementation was presented to the Planning 
Commission in the last quarter of 2019. The project has not been scheduled 
for Planning Commission hearing yet and thus its recommendations have 
not been adopted by the Board. A complete history and documentation of 
this process can be found on the Planning Department’s webpage, including 
community comments that were submitted separately from the input 
sessions. 

I. Board of County Supervisors Initiation: On December 3, 2019, the BOCS initiated an 
Applicant requested Comprehensive Plan Amendment (CPA), limited to this property, 
to change the Long-Range Land Use Plan map designation from AE, Agricultural or 
Estate, SRR, Semi-Rural Residential, and ER, Environmental Resource; to SRR, Semi-
Rural Residential and P&OS, Parks and Open Space. The initiating resolution 
identified the following issues to be considered by the Applicant in developing the 
concurrent rezoning application (see attached BOCS Initiating Resolution 19-583). 

1. Compatibility: The proposed development should be compatible with 
existing residential development that surround the subject property through 
density, design, and open space with special attention to the preservation of 
the natural environment and accessibility to the surrounding community; 

2. Dedicated Parkland: Commitments should be made that the proposed 
parkland will be dedicated to the County for the use and enjoyment of the 
citizens and that clear and easy access will be provided to the park from 
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multiple external access points and that pedestrian linkages will be provided 
throughout the park system; and 

3. Connectivity: The layout of the proposed development will provide multiple 
points of access to provide connectivity to the surrounding community. 

J. Expanded Comprehensive Plan Amendment - The Maddox and Sinclair Mill 
Preservation Area, a ±21.4-acre site, has been included in this Comprehensive Plan 
Amendment to be designated CRHS, County Registered Historic Site. The applicant, 
as part of the concurrent rezoning, has proffered to provide this off-site dedication 
to the County. Within this proposed CRHS, are located the Maddox and Sinclair Mill 
complex, which is registered with the Virginia Department of Historic Resources 
(VDHR, state site number 076-0222). Also found within this area are the Sinclair 
Roadbed, the Levine residential complex, and the Sinclair Mill Road Civil War 
earthwork but have yet to be registered with the VDHR. These resources represent 
different uses of the property from different discrete time periods. Combined these 
resources offer the potential to learn more about these uses through archaeology 
and historical research. 

The CRHS classification provides protection of these resources by recognizing the 
history of this area in the Comprehensive Plan and provides an opportunity for the 
permanent preservation of this area. Therefore, it was recommended by Staff that 
the CRHS classification would be the preferred designation for this site. The 
applicant, as part of the concurrent rezoning, has proffered to provide this off-site 
dedication to the County. Staff has provided proposed text CPA language to support 
this CRHS classification for the expanded area. 

Maddox & Sinclair Mill Preservation Area Description & 
Acreage 

GPIN / Description Area 
*7793-74-9115 4.8 Acres 
*7793-84-2716 4.2 Acres 
*7793-84-5647 2.4 Acres 
*7793-84-7507 (pt.) – Less Area “D” (0.9 Ac.) 8.2 Acres 
7793-83-3326 (pt.) – Area “C” 0.1 Acres 
7793-82-2751 (pt.) – Area “B” 0.8 Acres 
Unused Right-of-Way for Old Sinclair Mill 
Road 

0.9 Acres 

Total Area 21.4 Acres 
*Note: The area is based on a current field survey. 

K. Concurrent Rezoning: The applicant has filed a concurrent rezoning application 
#REZ2017-00013 with proffers that provide for the proposed implementation of this 
comprehensive amendment. If the Board of County Supervisors approves the CPA, 
staff is recommending approval of the concurrent rezoning. 
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L. Historical Commission Meeting – The Preserve at Long Branch, CPA, was reviewed by 
the Prince William County Historical Commission at their regularly scheduled 
meeting on July 14, 2020 to review the expanded area of the Maddox and Sinclair 
Mill Preservation Area. Previously, on March 10, 2020 the Historical Commission 
recommended a military sites survey, any artifacts be curated with the County, and 
interpretive signage with content determined by the Historical Commission. On July 
14, 2020, the Historical commission recommended the same as the March 10, 2020 
recommendation. (See attached resolution) 

M. Planning Commission Public Hearing – The Planning Commission held a public 
hearing on July 29, 2020, and recommended denial of the CPA through Res. No. 20-
046. 

N. Revised Submission – Following the Planning Commission public hearing, a revised 
CPA application was submitted by the Applicant on September 8, 2020, that reduced 
the overall area of the AE, Agricultural or Estate going to SRR, Semi-Rural Residential, 
increased Parks and Open Space, and added a another access point to the project. 

O. Board of County Supervisors Public Hearing – The CPA application and concurrent 
rezoning have been scheduled for a public hearing with the Board of County 
Supervisors on October 20, 2020. The public hearing has been advertised and 
notifications have been sent. 

STAFF RECOMMENDATION 

The Planning Office recommends denial of Comprehensive Plan Amendment #CPA2020-00008, 
Preserve at Long Branch. Staff’s recommendation considered the existing Board policies, and 
although the Board of County Supervisors has not adopted the recommendations of the 2014 Rural 
Preservation Study or the 2019 Rural Preservation Study Implementation, these studies provide 
planning options and opportunities to address the complexities of the Rural Area and therefore, 
staff has referenced these documents in the staff analysis. The application as submitted aligns with 
many of these principles. 

A. Existing Board Policies: 

1. Rural Area – The Rural Area was established in the Comprehensive Plan in 
1998 to focus the County’s unprecedented growth into the Development 
Area and therefore minimize infrastructure demands. In the predecessor 
1991 Comprehensive Plan the Rural Area contained three designations 
Agriculture Estate, Rural Residential and Semi-Rural Residential. From the 
1998 plan: “The purpose of the Rural Area designation is to help preserve the 
County’s agricultural economy and resources, the quality of the groundwater 
supply and the open space and rural character presently found there. 
Sufficient vacant and underdeveloped land exists in the Development Area 
that the Rural Area is not needed to accommodate further growth – 
particularly additional residential development – for the next 20 years.” The 
proposal will decrease the Rural Area by 145.9 acres which is not consistent 
with this policy. 
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2. Rural Area Boundary Changes – Over the last 20+ years the Rural Area 
boundary has had two major modifications: 

a. Avendale – In 2010 the Board approved comprehensive plan 
amendment PLN2006-00438, Avendale, which moved the Rural Area 
boundary from the old alignment of Vint Hill Road to the new 
alignment of Vint Hill Road thus moving +/-179 acres into the 
Development Area.  

b. Villages of Piedmont II – In 2012 the Board approved comprehensive 
plan amendment PLN2011-00118, Villages of Piedmont II, which 
resulted in a reconfiguration of the Rural Area boundary resulting in 
a net increase of 53.7 acres in the Rural Area and creation of +/-383 
acres of parks and open space. 

Like the Villages of Piedmont II, this proposal will create protective 
designations of Parks & Open Space and County Registered Historic Site on 
±192.3 acres; however, this proposal will have a net decrease in the Rural 
Area of 145.9 acres. 

3. Open Space – The Open Space chapter of the Comprehensive Plan 
establishes a goal of 39% of the County (less MCB Quantico) be preserved as 
protected open space. This proposal provides a substantial contribution to 
the County open space goal by providing the opportunity to protect ±192.3 
acres of both open space and a cultural and historic county site. 

4. Parks – The requested change to classify ±170.9 acres as POS, Parks and 
Open Space supports the Parks, Recreation, and Tourism Park Chapter Park 
Policy 1 to acquire 5% of County owned land for parks. As part of this 
comprehensive plan amendment, a ±21.4-acre area would be designated a 
County Registered Historic Site, referenced as the Maddox and Sinclair 
Preservation Area. This designation provides an opportunity, with 
approximately 1500’ of frontage on the Occoquan River, for greater access 
for fishing, canoeing, kayaking and non-motorized watercraft access on the 
south bank of the Occoquan River. This area also has an abundance of 
cultural resources on this property including archaeology sites, a cemetery 
and historic viewsheds. These resources are from several different time 
periods and represent different uses across the property which would 
provide opportunities to create a special place for the neighborhood 
community and for County residents. 

5. Cultural Resources – The classification of the Maddox-Sinclair Mill 
Preservation Area, ±21.4 acres, as a CRHS, County Registered Historic Site, 
supports Policy 4 of the Cultural Resource Chapter of the Comprehensive 
Plan. The CRHS, County Registered Historic Site classification (see Attachment 
for proposed text language) provides detailed guidance and implementation 
strategies to protect this historic area and at the same time provides for 
enhanced public access to this area including access to the Occoquan River, 
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passive recreation opportunities for the County residents and connectivity to 
Dove’s Landing Park. 

6. Environment – Park Policy 1.5 states, “Actively seek to acquire and preserve 
parkland along identified greenway and blueway corridors to provide a buffer to 
sensitive habitats, continuous green corridors for wildlife preservation of cultural 
resources, increased acreage for passive recreation, and/or increased trail 
connectivity between existing parks and other nodes of activity in Prince William 
County and adjacent jurisdictions.” As proposed, the designation of Parks and 
Open Space, is consistent with the Environment Chapter through the 
preservation of approximately 1.8 miles of the Long Branch Stream Valley, 
wetlands, intermittent and perennial streams, natural forested riparian 
stream buffers, specimen trees, mature forestland, and steep slope areas on 
the property. Representing preservation of approximately 57% of the 
property which will protect significant native habitats and rare cultural 
resources. 

7. Smart Growth Principles – The Long-Range Land Use chapter of the 
Comprehensive Plan outlines ten smart growth principles to use as a guide in 
land use decisions. The proposal meets several of the County’s smart growth 
principles as detailed in the staff analysis portion of this report. 

8. Public Sewer – The current Comprehensive Plan policies on the provision of 
public sewer in the rural area include:  

a. SEWER POLICY 3: Prohibit the extension of public sewer into the 
Rural Area, except under special circumstances that maintain the 
land use densities delineated in the Long-Range Land Use Plan Map 
and uphold the policies and action strategies outlined in the 
Comprehensive Plan. 

b. SEW 3.9: The existence or extension of a public sewer system to serve 
a site shall not promote increased densities that would not otherwise 
be allowed given the application of the various chapters of the 
Comprehensive Plan and relevant compatibility issues. 

The CPA proposes to amend the Rural Area boundary and to change the 
underlying land use designations to be able to the support SRR-type 
development. If the CPA is approved, then the previous Rural Area policies as 
they relate to public sewer service would no longer pertain. Currently, 317.9 
acres are in the Rural Area, as proposed 145.9 acres would be removed from 
the Rural Area. Per the existing Comprehensive Plan and Zoning Ordinance, 
the property would not be allowed to connect to the public sewer system.  As 
proposed the area would be able to be served with public sewer.  

B. Comprehensive Plan Amendment for the 2014 Rural Preservation Study and 2019 
Rural Preservation Study Implementation Project: 
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1. 2014 Rural Preservation Study Input – The Rural Preservation Study (not 
adopted by the Board) included a substantial public outreach component 
that included a survey, community meetings and stakeholder interviews. 
Public input to the Study showed a strong consensus on the importance of 
maintaining a rural area in Prince William County. See the staff analysis 
portion of this report for the overarching conclusions from this study.  

2. 2019 Rural Preservation Study Implementation Input Project – In the late 
Summer and Fall of 2019 the Planning Office conducted a series of public 
meetings on the Rural Preservation Study Implementation (not adopted by 
the Board). One of the rural preservation tools presented was rural cluster or 
conservation residential subdivisions. While some felt this was a good tool, 
many expressed concerns over the increase in residential units that this tool 
would introduce in the Rural Area.  

3. Comprehensive Plan Amendment and Rezoning Input – Resident input, both 
in support and in opposition, has been provided via emails, telephone calls, 
and at the Planning Commission public hearing.  Opposition concerns 
expressed  included the increase in commuter traffic on Dumfries Road, the 
increase of vehicle traffic to gain access to the proposed park area, the 
potential for through traffic between Classic Springs Road and Classic Lakes 
Way, the potential impact to the water table and existing wells in nearby 
residential areas, the potential impact to the local school population  and the 
impact on the local wildlife population. The primary reasons for support of 
the project include: environmental protections, resource preservation efforts, 
quality development with variable lot sizes buffered by wooded areas, the 
provision of public open space and public trail network, direct linkages to 
Maddox- Sinclair Mill area and Dove’s Landing with access to the river. 

4. Rural Preservation – One of the tools in the rural preservation toolbox 
identified by the Rural Preservation Study is the use of conservation 
residential or rural cluster subdivisions. To incentivize the voluntary 
preservation of open space additional density is permitted in exchange for a 
substantial land conservation commitment. This proposal is a form of this 
tool with the higher densities allowed in the proposed Semi-rural Residential 
area (1-5 acres per unit) than allowed in the Agricultural or Estate area (10 
acres per unit), an area of 145.9 acres, in exchange for protective 
designations of Parks & Open Space and County Registered Historic Site on 
192.3 acres. 

5. Transitional Ribbon – One of the recommendations of the Rural Preservation 
Study is to create a Transitional Ribbon along the edges of the Development 
Area. The Transitional Ribbon would allow limited extensions of public sewer 
into the Rural Area at its interface with the Development Area. Public sewer 
would allow maximum flexibility in lot size and placement and the maximum 
amount of open space. Rather than opening up the Rural Area to 
development, such limited extensions would create a firmer, long term edge 
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to the Rural Area compared to the current patchwork. The open space 
preserved by the conservation residential subdivision would establish a 
“green wall” to limit further expansion into the Rural Area. 

6. Cluster Development – Clustering houses together in closer proximity and 
preserving a large portion of the development is a standard planning tool. 
Cluster development provides the benefit of reducing the length and amount 
of utilities, minimizes land disturbance, and preserves trees. The proposed 
comprehensive plan amendment will allow cluster development and greater 
environmental protection of the site than a traditional rural subdivision 
served by well and septic systems. Action strategy EN3.1 of the Environment 
chapter of the Comprehensive encourages cluster development. 

7. Conservation Community – The proposal allows a development that 
embodies many concepts of a community that is designed to provide a 
balance between growth and the preservation of natural habitats. This allows 
for a development designed to promote a healthy lifestyle with opportunities 
for outdoor recreation in a natural environment for the residents of the 
community and the residents of the County. 

8. Impact Mitigation – The proposed long-range land use designation of SRR, 
Semi-Rural Residential, allows the opportunity to rezone the property which 
allows for mitigation measures and an opportunity for preservation that 
would not be available in a by-right development of this property under the 
AE, Agricultural or Estate designation.  

9. Public Sewer – Under the proposed CR-1, Cluster Rural Subdivision (not 
approved by the Board) it is recommended that in areas where public sewer 
is extended, a conservation easement shall be dedicated over the 
conservation or preservation area abutting the Rural Area which would 
strictly prohibit crossing or traversing of utility easements for public sewer. 
Public sewer allows for cluster developments that supports larger contiguous 
open space areas.  

C. Context of the Site: 

1. Land Use Compatibility – Approval of this CPA results in designations for POS, 
Parks and Open space, CRHS, County Registered Historic Site, SRR, Semi-
Rural Residential and a small portion of AE, Agricultural or Estate which, as 
identified in the staff analysis, provides compatible land use designations in 
context with the surrounding existing SRR development to the east. Some of 
the surrounding properties to the southwest, while designated AE, were 
developed at densities greater than 1du/10 acres. The proposal of SRR with 
an average density of 3.32 ac/du is not consistent with the properties located 
immediately west of the project.  

2. Consistent with Surrounding Density – The proposed amendment aligns with 
the existing surrounding development to the south and east in both the rural 
area and the development area in terms of density, while implementing 
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preservation measures to protect the environment. See attached Area 
Density Map.  

3. Open Space Corridor Connections – The POS, Parks and Open Space 
designation allows for the County to not only acquire parkland to support the 
County’s parkland acquisition goals and provide for connectivity to the 
Occoquan River Open Space Corridor but serves as a buffer to the adjacent 
surrounding communities. This CPA proposal for POS and CRHS designations 
on approximately 57% of the property allows for the preservation of the 
property as a natural undisturbed open space along the Long Branch stream 
valley and as a County Registered Historic Site area creating connected 
corridors of protected land. 

4. Public Sewer – Extension of public sewer into the Rural Area is out of context 
with the existing areas to the west. The existing areas are served by onsite 
septic. Extension would be permitted if the area is removed from the Rural 
Area designation. 

OTHER JURISDICTION COMMENTS 

The subject site is located outside of the required notification area for adjacent jurisdictions. Marine 
Corp Base Quantico, located 2 miles south of the project, has provided a written response to this 
application expressing concerns regarding any project that increases density adjacent to the base 
and/or extends sewer into the rural area could impact Base missions. 

LEGAL ISSUES 

Approval of the comprehensive plan amendment would make the concurrent rezoning application 
consistent with the Comprehensive Plan. If the comprehensive plan amendment is denied, the 
project area would remain in the Rural Area and, the concurrent rezoning would be inconsistent 
with the Comprehensive Plan and extension of sanitary sewer to the project would not be consistent 
with Comprehensive Plan Sewer Policy. Legal issues resulting from the board of County Supervisors 
action are appropriately addressed by the County Attorney.  
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TIMING 

Under Virginia Code Section 15.2-2229, in acting on any amendments to the plan, the governing 
body shall act within 90 days of the local Planning Commission’s recommending resolution. Action 
by the Board by October 27, 2020 will meet this requirement. 

 

STAFF CONTACT INFORMATION 

 
Connie M. Dalton, AICP | (703) 792-6934 
cdalton@pwcgov.org 
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Location: Sinclair Road on south bank of Occoquan River  

Acres: 21.4  

Ownership: Public 

There is an abundance of cultural resources on these parcels (Property), including archaeology sites, 
a cemetery and historic viewsheds. These resources are from several different time periods and 
represent different uses across the property. These cultural resources are worthy of preservation. 

Located on this property is the Maddox and Sinclair Mill complex (076-0222). The complex is located 
on Long Branch at the confluence of Long Branch and the Occoquan River.  

This complex consists of a mill dam, a mill race (head race), and the mill foundation. The mill 
foundation consists of a cut-stone foundation (partially buried and frequently inundated by Lake 
Jackson), that measures approximately 106 feet north to south and 56 feet east to west. A water 
wheel pit is evident in the southern portion of the mill foundation. The mill race extends from the 
mill foundation upstream on Long Branch or southeast, approximately 680 feet. The mill dam is 
located at the beginning of the mill race. It begins on the north side of Long Branch and extends 
across Long Branch to its terminus on the south bank. It measures approximately 156 feet long and 
is an earthen or earth and rock dam, approximately 4-6 feet high. The Maddox and Sinclair Mill 
Complex dates to 1820, or earlier, based on historical map evidence. Pictures show other structures 
used to exist near the mill, including what appear to be several barns or sheds and what was 
reported to be a general store. Also, a gold mine is reported to be located on the property near the 
head of the mill race. 

The Sinclair Roadbed traverses the middle of the property, from east to west, passing through the 
mill complex, where it bends to the north and crosses the Occoquan River. The river crossing is 
embayed by Lake Jackson and the ford is not visible.  

In 1937 the property was purchased by M.H. and Elaine Hartley Levine, who soon after purchase, 
built a residential complex. This complex consisted of a log cabin and other residential buildings, a 
sunken patio, a dock on Lake Jackson, a barn, and another structure of unknown function. The log 
cabin and other residential buildings burned in 1974. Only the chimney, sunken patio, and dock 
remain from the original Hartley residence. In 1978 a new residential structure was built and still 
stands today. There is also a small family cemetery containing the burials of Meyer Nathan Levine 
and Elaine Hartley Levine and two pet burials. 

During the winter of 1861-1862, the 8th Louisiana Infantry erected an earthwork to defend Sinclair 
Mill ford and to protect its winter camp against a possible Federal attack. This well-preserved 
earthwork is 60 feet in length running on a north-south axis. It is located at the end of Sinclair Mill 
Road. The entrenchment consists of a 3-foot fosse (ditch) adjacent to an embankment 
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approximately five feet high. Each end of the entrenchment terminates in a deep ravine. It is one of 
only a handful of Civil War earthworks that have survived in Prince William County. 

The views within and exterior to the property exhibit a high degree of integrity and should, 
therefore, be protected. 

Primary Uses: Historical/Cultural (archaeology, viewshed, cemetery); Park (Passive); Open Space 

Analogous Land Use Classification: P&OS; ER  

Surrounding Land Use Classification: AE, ER 
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Part I. Summary of Comprehensive Plan Consistency 

Staff Recommendation: Denial 
The following is a staff analysis of the proposal’s consistency with the Comprehensive Plan. This 
analysis is based on the relevant Long-Range Land Use Plan objectives. These objectives are used as 
criteria in determining appropriateness of a Comprehensive Plan Amendment (CPA). 

Request: This is a request to amend the Comprehensive Plan long-range land use map designation 
for ±339.1 acres from SRR, Semi-Rural Residential, ER, Environmental Resource, and AE, Agriculture 
or Estate, to SRR, Semi-Rural Residential, P&OS, Parks and Open Space, AE, Agriculture or Estate and 
CRHS, County Registered Historic Site with the associated CRHS text language for the Maddox and 
Sinclair Mill Preservation Area. Concurrently being processed with Rezoning, #REZ2017-00013, 
Preserve at Long Branch with proffers. 

Location: The project area is located to the west of the termini of Classic Springs Dr. and 
Honeysuckle Rd, north and west of the terminus of Counselor Rd, north of the terminus of Classic 
Lakes Way, southeast of Dove’s Landing Park, and west of the terminus of Sinclair Mill Rd. The 
subject property is identified on County maps as the following GPINs: 7893-11-6930,7893-10-7686, 
7792-99-5798 (pt.) for a total of ±317.7 acres plus the Maddox and Sinclair Mill Preservation Area 
±21.4 acres GPINS 7793-74-9115, 7793-84-2716, 7793-84-5647, 7793-84-7507 (pt.) (less 0.9ac) and 0.1 
ac of 7793-83-3326 (pt.) 0.8 ac of 7793-82-2751 (pt.). 

The following table summarizes the CPA request: 

  
 

Total Area of CPA2020-00008 = 339.1 Acres  
Net Area Added to the Development Area (317.9 Acres – 172.0 Acres) = 145.9 Acres

LRLU Classification Existing (Acres) (±) Proposed (Acres) (±) 

Agricultural or Estate (AE) 235 0.9 

Semi-Rural Residential (SRR) 21.2 145.9 

Environmental Resource (ER)  82.9 0 

Parks & Open Space (POS) 0 170.9 

County Registered Historic Site (CRHS) 0 21.4 

Total CPA Project Area 339.1 339.1 

Rural Area Acreage 317.9 172.0 

Development Area Acreage  21.2 167.1 

Total CPA Project Area 339.1 339.1 
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Part II. Comprehensive Plan Consistency Analysis 

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

Direction Land Use Long-Range Land Use 
Map Designation 

Zoning 

North Semi-rural type residential; undeveloped 
land/open space; (Maddox-Sinclair Mill 
Park; Bren Mill) 

AE; SRR; ER SR-1; A-1 

South Rural Area; Larger estate-type residential 
and undeveloped land (Classic Lakes) 

AE; ER A-1 

East Semi-rural type residential development. 
(Woodbine Woods, Classic Springs, 
Landview Estates, Classic Hollow) 

SRR; ER A-1; SR-1 

West Rural Area; Rural and larger estate-type 
residential and undeveloped land  

AE A-1; SR-5 

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. 

The entire ±339.1-acre property currently has the following land use designations within the 
Comprehensive Plan: AE, Agricultural or Estate; ER, Environmental Resource; and SRR, Semi-Rural 
Residential. The vast majority of the property area is located within the Rural Area, with the access 
point and a small portion within the Development Area to the east.  

As part of the comprehensive plan amendment the designations proposed are expanded to also 
utilize the POS, Parks and Open Space and the CRHS, County Registered Historic Site. Areas currently 
designated ER, Environmental Resource are proposed to be designated CRHS or POS. 

The following table summarizes the land use patterns/densities intended within the AE, ER, SRR, 
POS, and CRHS designations, as well as the Rural Area and the Development Area for both existing 
and proposed designations. 



Staff Analysis 

#CPA2020-00008 | Page 26 

Long-Range Land Use 
Map Designations 

Intended Uses and Densities 

Agricultural or Estate 
(AE) 

(existing designation for 
vast majority of property) 

Environmental 
Resource (ER) 

Traverses the (northern 
and eastern side of 
property on existing LRLU 
map and are proposed to 
be amended) 

The purpose of the Agricultural or Estate classification is to protect 
existing agricultural lands, cultural resources, and open space, as well 
as other important rural environmental resources, and to provide areas 
within the County where large lot residential development is 
appropriate. The maximum density is one dwelling per 10 gross acres. 

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

 
Semi-Rural Residential 
(SRR) 

(Far eastern portion of 
property, at access point 
of existing LRLU 
designation, request is to 
expand this area) 

 

The purpose of the Semi-Rural Residential classification is to provide for 
areas where a wide range of larger-lot residential development can 
occur, as a transition between the largest-lot residential development in 
the Rural Area and the more dense residential development found in 
the Development Area. Residential development in the SRR areas shall 
occur as single-family dwellings at a density of one dwelling per 1-5 
gross acres. Where more than two dwellings are constructed – as part 
of a residential project in the SRR classification – the average density 
within that project should be 1 dwelling unit per 2.5 acres on a project-
by-project basis. Cluster housing and the use of the planned unit 
development concept may occur, so long as the resulting residential 
density is no greater than that possible under conventional 
development standards and provided that such clustering furthers 
valuable environmental objectives such as stated in the Environment 
Plan and is consistent with fire and rescue service objectives. The lower 
end of the density range for the SRR classification should be proposed 
with a rezoning application. Higher densities shall be achieved through 
negotiation at the rezoning stage, not to exceed average densities 
established in this category. 
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Long-Range Land Use 
Map Designations 

Intended Uses and Densities 

Parks & Open Space 
(POS) 

Proposed long range land 
use designation for lands 
to be dedicated to the 
County 

The purpose of this classification is to designate existing and projected 
parks and recreational areas of the County. The Parks, Open Space, and 
Trails Plan contains a complete inventory of existing federal, state, and 
local parks, and of planned parks within the County. 
 

The Rural Area 

(Vast majority of site; 
areas west of Long 
Branch and south of 
Occoquan River on 
existing LRLU map, 
request is to amend the 
Rural Area boundary) 

This is the area of Prince William County in which are contained 
agricultural, open space, forestry, and large-lot residential land uses, as 
well as occasional small-scale convenience retail centers and 
community facilities. Large-lot residential cluster development 
contained within or abutted by large tracts of permanent open space is 
an alternative residential pattern permitted in the Rural Area. Unlike the 
10-acre lots permitted by right, however, these clusters require 
subdivision approval by the County. The purpose of the Rural Area 
designation is to help preserve the County’s agricultural economy and 
resources, the County’s agricultural landscapes and cultural resources, 
the quality of the groundwater supply, and the open space and rural 
character presently found there. The Rural Area also protects Prince 
William Forest Park and Manassas National Battlefield Park County 
Registered Historic Sites, which serve as key anchor points within the 
Rural Area classification. While it is intended that the Rural Area be 
served by public water facilities, the Rural Area is not intended to be 
served by public sewer facilities, except under emergency conditions as 
identified in the Sewer Plan. Protecting the Rural Area from higher 
density is the key to furthering the intent of this plan and achieving the 
ten smart growth principles throughout the County including the 
Development Area. Designation of the Rural Area and application of the 
development Goals, Policies, and Action Strategies relative to the Rural 
Area are intended to help avoid the negative economic, social, and 
environmental characteristics of sprawl development. 
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Long-Range Land Use 
Map Designations 

Intended Uses and Densities 

Development Area 

Application includes a 
request to amend the 
boundary line between 
the Development Area 
and the Rural Area. 

The Development Area is that portion of Prince William County that has 
already been developed or is expected to be developed at residential 
densities greater than those in the Rural Area. The Development Area 
also contains commercial, office, and industrial uses. This area includes 
established residential, commercial, and industrial areas, as well as 
undeveloped or underdeveloped land expected to meet the County’s 
projected growth. Growth in the Development Area should follow the 
ten smart growth principles to ensure that development enhances the 
quality of life in the community. The Development Area contains urban, 
suburban, and semi-rural sub-areas. The Development Area also 
contains centers of commerce and centers of community that are to be 
developed as mixed-use, walkable places. It is intended that all portions 
of the Development Area are to be served by public water and sewer, 
although water and sewer are optional in semi-rural sub-areas.  
The Long-Range Land Use Plan encourages infill of the Development 
Area and redevelopment and revitalization of older areas of the County, 
at densities described in this chapter, or as otherwise determined 
appropriate based on environmental constraints analyses, the 
character of the existing community and if consistent with fire and 
rescue service objectives. The Long-Range Land Use Plan encourages 
cost-efficient provision of public services and the provision of an 
environmentally sound development pattern particularly on infill sites 
that may not have been developed because of greater than normal 
environmental constraints and higher development costs associated 
with the existing environmental conditions. 
 

County Registered 
Historic Sites (CRHS) 

(Proposed long range 
land use designation for 
the Maddox-Sinclair 
Preservation Area -21.4 
acres abutting Doves 
Landing Park) 

This classification is designed to protect important cultural resources. 
Cultural resources include architectural, archaeological, and historical 
resources. CRHS designations that are mapped on the Long-Range Land 
Use Plan Map include existing sites and districts that have a 
preservation easement or are either listed, pending, or deemed eligible 
for listing on the National Register of Historic Places or Virginia Historic 
Landmarks Register; are incorporated into the County Zoning Ordinance 
as an Historic Overlay District or other zoning overlay district; are 
recorded as part of the Historic American Building Survey or the Historic 
American Engineering Record; or has been selected for inclusion in the 
annual evaluation and update of such list by the Historical Commission 
and approved by the Board of County Supervisors. In this designation, 
development that would potentially impact these resources shall occur 
in accordance with the standards and criteria set forth in the Cultural 
Resources Plan.  
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Demographics: 
The following chart summarizes the demographic impacts of the application based on land use 
designation proposed using methodology consistent with the Build-out Analysis:  

Preserve at Long Branch 

  Existing Proposed 

Total Acres 339.1  339.1  

Semi-Rural Residential, SSR 21.2 145.9 
Agricultural or Estate, AE; 
Environmental Resource, ER 235.0 + 61.5+ 21.4 = 317.9 0.9  

Parks & Open Space 0 170.9 

CRHS 0 
 

21.4   
 

 Low Medium High Low Medium High 

SFD Units, SRR 1-5DU/ac* 
Low – 1 du/ 5.0 ac 
Medium – 1 du/ 2.5 ac 
High – 1 du/ 1.0 ac 

35 39 52 29 58 145 

Residents 115 128 171 95 190 475 

*With the companion rezoning the Applicant proposes 102 units which, based on the entire project 
area, provides a density of 3.32 acres /unit.  

Comprehensive Plan: 

Long-Range Land Use Plan – Changing the Long Range Land Use designations from Agricultural or 
Estate (AE), Environmental Resources (ER), and Semi-Rural Residential (SRR) to Agricultural or Estate 
(AE), Semi-Rural Residential (SRR), Parks and Open Space (POS), and County Registered Historic Sites 
(CRHS) is an opportunity to expand the amount of parkland, establish a County Registered Historic 
Site and allow for a residential development that aligns with the vision of a conservation cluster style 
subdivision. 

The proposed density chart provides that with the site as currently designated, AE and SSR, could 
yield 35 to 52 residential homes. The chart also provides that with the requested 145.9 acres of SRR 
and 0.9 acres of AE classifications a developer could realize from 29 to 145 single family homes.  

The SRR classification allows greater flexibility in terms of layout and design of a project allowing for, 
through a cluster layout, the preservation of environmentally sensitive lands. The Area Density Map 
Exhibit (as found in the attachments) graphically depicts existing lot size ranges found in 
surrounding developments located in both the Rural Area and the Development Area.   

The SRR classification recommends that, Residential development in the SRR areas shall occur as single-
family dwellings at a density of one dwelling per 1-5 gross acres. Where more than two dwellings are 
constructed – as part of a residential project in the SRR classification – the average density within that 
project should be 1 dwelling unit per 2.5 acres on a project-by-project basis. Cluster housing and the use 
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of the planned unit development concept may occur, so long as the resulting residential density is no 
greater than that possible under conventional development standards and provided that such clustering 
furthers valuable environmental objectives such as stated in the Environment Plan and is consistent with 
fire and rescue service objectives. The lower end of the density range for the SRR classification should be 
proposed with a rezoning application. Higher densities shall be achieved through negotiation at the 
rezoning stage, not to exceed average densities established in this category. 

In bringing this CPA application forward, the County considered several alternatives. One alternative 
was to designate the SRR, Semi-Rural Residential classification on the entire property. The second 
alternative was to specifically identify and designate the areas desired to be classified as POS, Parks 
and Open Space and CRHS, County Registered Historic Sites to capture the intent of the application 
to preserve and protect these areas from future development. The POS and CRHS provides greater 
protection of the natural resources in these areas and incentivizes the developer to utilize the 
cluster style development. As currently proposed in the concurrent rezoning, the Applicant is 
requesting a total overall project density of 3.32 ac/du vs the stated SRR average of 2.5 ac/du.  This 
proposed density was requested based on the designation of POS and CRHS on approximately 57% 
of the property. 

Surrounding Land Uses – Changing the Long Range Land Use designation from Agricultural or Estate 
(AE), Environmental Resources (ER), and Semi-Rural Residential (SRR) to Agricultural or Estate (AE), 
Semi-Rural Residential (SRR), Parks and Open Space (POS), and County Registered Historic Sites 
(CRHS) is compatible with the surrounding area; this undeveloped parcel is surrounded by rural 
residential communities that have been developed as single family residential homes on lots ranging 
from one acre to 10 acres, and zoned A-1, SR-1, and SR-5. In review of existing subdivisions in the 
area lots to the north have an average density of 2.17 acres per unit. Lots to the east in the 
Development Area have an average density of 1.63 acres per unit. To the west in the Rural Area, lots 
have an average density of 5.52 acres per unit. The Applicant submitted a concurrent rezoning for 
SR-1 development, at a density of 3.32 acres per dwelling unit, (See Attachment A for a map showing 
the general location of the amendment request and an Area Density Exhibit that reflects 
surrounding lot sizes.)  

Ten Smart Growth Principles 

The proposed comprehensive plan amendment further refines the intent and goals of the Long-
Range Land Use Plan by substantially following the County’s Smart Growth principles. As stated in 
the Comprehensive Plan, observing these principles will allow for the County’s long-term success. 
Smart growth recognizes connections between development and quality of life. It leverages new 
growth to improve the community. The features that distinguish smart growth in a community vary 
from place to place, but in general, smart growth invests time, attention, and resources in restoring 
and creating vitality to communities. It also creates open space and preserves environmental 
amenities and cultural resources. Additionally, because of quality architecture and site planning, 
these communities are generally attractive and desirable. The United States Environmental 
Protection Agency defines smart growth as a range of development and conservation strategies that 
help protect our natural environment and make our communities more attractive, economically 
stronger, and more socially diverse. The ten principles of Smart Growth, as adopted, provide a 
sound basis by which the County can plan for its long-term future. The proposed comprehensive 
plan amendment has been analyzed utilizing these principles as follows: 

• Mixed-Use – Mix land uses in the Development Area. This Comprehensive Plan amendment 
does not provide a mix of uses contemplated by this principle. Although it provides 
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residential and recreational opportunities it does not provide employment or retail needed 
to make a mixed-use community. 

• Compact Design – Take advantage of compact, environmentally friendly and energy efficient 
building design. The SRR, Semi-rural Residential designation provides an opportunity to 
design a more compact development over the traditional AE, Agricultural or Estate 
development of one house per ten acres. The opportunity to utilize a cluster style design, 
would result in the overall extent of development being more compact with the use of 
smaller lots in exchange for intact, contiguous open space and natural areas. 

• Diversity of Housing – Create a range of housing opportunities and choices. The semi-rural 
residential long-range land use designation only provides single-family detached housing but 
can contribute to high-end housing opportunities. 

• Pedestrian-friendly – Create walkable neighborhoods. This comprehensive plan amendment 
request provides for a density of development that will create an auto dependent 
community with no services within walking distance. Sidewalks are not typically used in 
semi-rural residential developments. 

• Sense of Place – Foster distinctive, attractive communities with a strong sense of place. A 
conservation community, as proposed, clusters the development which aids in promoting a 
greater sense of neighborhood through an increase in community interaction. The focus of 
this community is to establish a natural environment with a semi-rural feel. Trails are woven 
throughout the community, buffer/ conservation areas have been delineated, three storm 
water management ponds are proposed in common areas, and a pond/ “fishing hole” 
amenity supports the establishment of an environmentally and ecologically sensitive 
development. Long Branch Natural Area Preserve is proposed for an area of ±170.9 acres. 

• Preserve Open Space – Preserve open space, farmland, cultural resources, natural beauty, and 
critical environmental areas. The designation of ±170.9 acres for POS and a ±21.4-acre CRHS, 
Maddox and Sinclair Mill Preservation Area adjacent to Doves Landing Park results in ±192.3 
acres to provide for both the development of a linear /resource park with the potential for 
natural trails to be constructed, as well as a developing a natural and cultural resource park. 
Preservation of approximately 57% of the property will protect significant native habitats 
and rare cultural resources. 

This effort also represents a significant contribution toward Policy 1 of the recently adopted 
Parks, Recreation, and Tourism Chapter which established a County wide goal to retain and 
acquire a minimum of five percent (approximately 10,000 acres) of the total area in the 
County (excluding acreage of Marine Corps Base Quantico) for County owned parks and 
historic preservation sites, including natural/cultural areas used for the protection of 
resources, environmental corridors, and the County’s trails and blueways. This 
Comprehensive Plan Amendment addresses this need on multiple levels. 

Similarly, adopted Park Policy 1.5 states, “Actively seek to acquire and preserve parkland along 
identified greenway and blueway corridors to provide a buffer to sensitive habitats, continuous 
green corridors for wildlife preservation of cultural resources, increased acreage for passive 
recreation, and/or increased trail connectivity between existing parks and other nodes of activity 
in prince William County and adjacent jurisdictions. “ 
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• Using Existing Infrastructure Investments – Strengthen and direct development towards existing 
communities and infrastructure. The proposed plan requires extension of infrastructure into 
the Rural Area and is not directed towards existing communities and infrastructure.  

• Multimodal – Provide a variety of transportation choices. Semi-rural residential development 
will not provide a variety of transportation choices but will create a community reliant on 
automobiles as the only transportation choice. This density is not transit supportive. 

• Fosters Investment – Make decisions predictable, fair, and cost-effective. This Comprehensive 
Plan Amendment is an effort to align several previous efforts undertaken by the county with 
respect to the Property. The first effort was the establishment of the Rural Area boundary 
line in 1998, the second is the 2014 Rural Preservation Study, and most recently is the 
Comprehensive Plan Amendment to address Rural Preservation Study Implementation 
(2019).  

As part of the most recent effort, the subject property was designated as a Conservation 
Residential Area on the proposed map entitled “Conservation Residential Area”. The draft 
document (dated September 17, 2019) proposed, as an implementing tool, CR-1, 
Conservation Residential Zoning District. While this is NOT an adopted policy by the Board, 
staff recognizes this planning concept as a conservation planning tool.  Below are some 
excerpts from the proposed CR-1, Conservation Residential Zoning District that reflects the 
recommendations of Staff for a project of this nature.  

o The intent is to cluster residential development toward specific areas as identified in 
the Comprehensive Plan and allow access to public sewer, for the purpose of 
preserving and connecting open spaces, connecting trail and passive recreation 
networks, and preserving farmland. 

o To incentivize clustering, the permitted density is one dwelling per three (3) acres. 
The open space requirement is 60 percent. Open space shall be placed in a 
permanent conservation easement. Easement terms may include passive recreation, 
forest, farming and agricultural activities, and similar uses. 

o The greatest amount of open space shall be located adjacent to the Agricultural and 
Estates designation of the Rural Area (or lowest density adjacent development, 
whichever is the least dense), connect to public parks, trails, or open space corridors, 
protect environmentally-sensitive land, and provide connections to other existing 
protected open space. 

o A conservation easement shall be dedicated over the conservation or preservation 
area abutting the Rural Area which strictly prohibits crossing or traversing of utility 
easements for public sewer. 

While three work sessions were held and numerous community input meetings, this effort is 
currently on hold. As such, the Applicant has submitted this CPA, and concurrent proffered 
rezoning to SR-1 and A-1 to achieve a community that aligns with these principles to move 
forward on this Project. 

• Participatory – Encourage community and stakeholder collaboration. The Applicant has 
participated in public meetings and work sessions regarding the proposed Comprehensive 
Plan Amendment to address Rural Preservation Study Implementation. The Applicant has 
worked with numerous agencies and departments in the County to continue to modify and 
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revise their proposal to address both the goals and concerns of the community. This 
Comprehensive Plan Amendment reflects a collaboration with public and private entities to 
secure a development that aligns with the surrounding uses. Through the proposed 
designations for POS, Parks and Open Space and CRHS, County Registered Historic Sites, 
approximately 57% of the site will be protected and preserved for the benefit of the County 
and supports the passive recreational needs, historic, and environmental goals and policies. 
Reference the attached Community Outreach Summary Exhibit provided by the Applicant. 

Concurrent Rezoning: 
This application is running concurrent with Rezoning, #REZ2017-00013, Preserve at Long Branch 
with proffers. A request to construct 102 single family detached residential units at a density of 3.32 
dwelling units per acre on 1 to 4-acre lots. The proffered application also provides for the provision 
of a ±21.4 acre offsite park dedication for the Maddox-Sinclair Preservation Area, 194.2 acres of 
dedicated park, open space land, and HOA open space land for a total open space area of 215.6 
acres or 63.6% of the total project area. 

Agency Comments 

The following agencies have reviewed the proposal and their comments have been summarized in 
relevant comprehensive plan chapters of this report. Individual comments are in the case file in the 
Planning Office: 

• PWC Archaeologist 
• PWC Fire Marshal Office 
• PWC Planning GIS Specialist 
• PWC Historical Commission 
• PWC Parks & Recreation 
• PWC Planning Case Planner 
• PWC Police / Crime Prevention 
• PWC Public Works – Watershed / Environmental / Arborist 
• PWC Service Authority 
• PWC Transportation 
• Virginia Department of Transportation (VDOT) 
• Marine Corp Base Quantico   
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