
MOTION: May 4, 2021 
Regular Meeting 

SECOND: Ord. No. 21- 

RE: REZONING #REZ2020-00016, BENEDICTINE SISTERS PROPERTY – 
BRENTSVILLE MAGISTERIAL DISTRICT 

ACTION: 

WHEREAS, this is a request to rezone ±55.3 acres from A-1, Agricultural, and R-4, 
Suburban Residential, to PMR, Planned Mixed Residential, to allow for the development of up to 
127 age-restricted adult residential units, to include a mixture of single-family detached and single-
family attached (townhouse) dwellings with conservation/park area, and associated waivers and 
modifications; and 

WHEREAS, the subject property is located at the northeast quadrant of the 
intersection of Linton Hall Road and Sudley Manor Drive, and north of and adjacent to the Broad 
Run stream feature; and  

WHEREAS, the ±55.3-acre site is identified on County maps as GPINs 7495-98-0459 
(portion), 7495-99-3943 (portion), and 7595-07-3280; and 

WHEREAS, the site is zoned A-1, Agricultural, and R-4, Suburban Residential, and is 
partially located within the Airport Safety Overlay District; and  

WHEREAS, the site is currently designated SRL, Suburban Residential Low, and ER, 
Environmental Resource, in the Comprehensive Plan; and 

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

WHEREAS, the Planning Commission, at its public hearing on March 17, 2021, 
recommended approval, as stated in Resolution Number 21-028, on the regular agenda; and  

WHEREAS, a Prince William Board of County Supervisors’ public hearing, duly 
advertised in a local newspaper for a period of two weeks, was held on May 4, 2021, and interested 
citizens were heard; and  

WHEREAS, the Prince William Board of County Supervisors finds that public 
necessity, convenience, general welfare, and good zoning practice are served by the approval of 
the request; 

NOW, THEREFORE, BE IT ORDAINED that the Prince William Board of County 
Supervisors hereby approves Rezoning #REZ2020-00016, Benedictine Sisters Property, subject to 
the proffers dated March 31, 2021; 
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 BE IT FURTHER ORDAINED that the Prince William Board of County Supervisors’ 
approval and adoption of any proffered conditions does not relieve the applicant, and/or 
subsequent owners, from compliance with the provisions of any applicable ordinances, 
regulations, or adopted standards. 
 
ATTACHMENT:  Proffer Statement, dated March 31, 2021 
 
Votes: 
Ayes:   
Nays:   
Absent from Vote:   
Absent from Meeting:   
 
For information: 
  Planning Director 
 
  Sherman Patrick, Jr. 
  Compton & Duling, LC 
  12701 Marblestone Drive, Suite 350 
  Prince William, VA  22192 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
ATTEST:       
   Clerk to the Board 



PROFFER STATEMENT 

RE: #REZ2020-00016 Benedictine Sisters Property 
Applicant:   Brookfield Washington, LLC 
Record Owners:  Benedictine Sisters of VA, Inc. 
Property:  GPINs:  7595-07-3280, 7495-98-0459, (part) and 7495-99-3943 (part) 

Acreage:  55.33 acres, Brentsville Magisterial District  
Current Zoning:  A-1, Agricultural and R-4 Suburban Residential 
Proposed Zoning:  PMR, Planned Mixed Residential 
Date: March 31, 2021 

The undersigned hereby proffers that the use and development of the subject Property shall be in 
substantial conformance with the following conditions and shall supersede all other proffers made 
prior hereto on the subject Property.  In the event the above-referenced rezoning is not granted as 
applied for by the Applicant, these proffers shall be withdrawn and are null and void, and the 
proffers associated with #REZ90-0067 applicable to GPIN 7595-07-3280 shall remain in full force 
and effect.  The headings of the proffers set forth below have been prepared for convenience or 
reference only and shall not control or affect the meaning or be taken as an interpretation of any 
provision of the proffers.  Any improvements proffered herein below shall be provided at the time 
of development of the portion of the site served by the improvement, unless otherwise specified. 
Similarly, existing uses on the Property shall continue as lawful nonconforming uses until such time 
as such uses are removed and replaced by the improvements proposed herein. The term “Applicant” 
shall include all future owners and successors in interest. The term “Property” shall mean the 
property that is the subject of this rezoning. 

For purposes of reference in this Proffer Statement, the Master Zoning Plan ("MZP") shall be the plan 
prepared by Bohler, entitled "Master Zoning Plan, Benedictine Sisters Property", dated March 26, 
2021 which contains the following sheets: 

Sheet   1:             Cover Sheet 
Sheet   2: Overall Plan 
Sheet   3: Land Use Plan 
Sheet   4: Landscape and Buffer Plan 
Sheet   5: Transportation and Utility Plan 
Sheet   6: Site Details 
Sheet   7: Site Details 
Sheet   8: Sight Distance Plan and Profile 
Sheet   9: Sight Distance Plan and Profile 
Sheet 10: Existing 25’ Wide Landscape Area Plan 
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1.  USES AND DEVELOPMENT 

A. The Property shall be developed as an age-restricted adult community as further 
described in the following proffered conditions. The Property shall be developed with 
a maximum of one hundred twenty-seven (127) residential dwellings. The dwelling 
unit mix shall consist of a maximum 64 single family detached homes and a maximum 
of 63 single family attached homes.  

B. Development of the Property shall be in substantial accordance with the MZP, 
however, reasonable modifications to the road alignment, buffers, lot layout, building, 
utilities, amenities, parking, and similar features shall be permitted to address final 
engineering requirements and considerations as determined necessary and appropriate 
at the time of final site/subdivision plan review. 

C. A boundary line adjustment/resubdivision of GPIN 7495-99-3943 shall be required to 
assure that the existing 10-acre lot does not become nonconforming with minimum lot 
area requirements for the A-1, Agricultural zoning district. The boundary line 
adjustment/resubdivision for GPIN 7495-99-3943 shall be completed concurrent with 
recordation of the residential lots approved with the rezoning requested herein. 

2. COMMUNITY DESIGN 

A. Site landscaping and buffers (which may contain fences and utility crossings) shall be 
provided as substantially shown on the MZP, subject to final engineering requirements 
and considerations at the time of final site/subdivision plan review.  Where existing 
vegetation is preserved within landscaped area or buffers, it shall be credited against 
the plant unit requirements identified in the Design and Construction Standards 
Manual (“DCSM”) and, where the existing vegetation is sufficient, as determined by 
the County in consultation with the Applicant, it may satisfy said requirements.   

The Applicant shall provide landscaping and buffering as described in the MZP and 
Design Guidelines prepared by the Land Planning and Design Group, Inc. dated 
February 16, 2021 (“Design Guidelines”) and as detailed in the following areas:  

i. A 30 foot wide buffer shall be provided around the perimeter of the site as 
shown on the Landscape and Buffer Plan. Within the buffer, the Applicant may 
preserve existing trees (excluding dead, dying or unhealthy trees) and shall 
install supplemental landscaping, as needed, to provide (when the existing and 
supplemental landscaping is considered in the aggregate), a type "B" planting 
standard as set forth in the DCSM. Any supplemental landscaping provided in 
said buffer must be native species. 
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#REZ2020-00016, Benedictine Sisters Property 

Applicant: Brookfield Washington, LLC 
Date: March 31, 2021 
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ii. The Applicant agrees to retain the existing 10 foot wide and the existing 15 
foot wide landscape easements as they were established during the 
development of Victory Lakes and are currently platted.  The Applicant shall 
maintain the remaining original landscaping as currently located along Sudley 
Manor Drive frontage of the Property (the original landscaping is quantified as 
including a total of 1167 plant units as plant units are defined in the DCSM 
Table 8-3). However, the Applicant shall be allowed to remove said 
landscaping where required for engineering purposes as demonstrated on the 
final site/subdivision plan. Any removed landscaping shall be replaced prior 
to final bond release.   
 

iii. The location of additional original planting established during the development 
of Victory Lakes coincides with the proposed Existing 25-foot Wide 
Landscape Area Plan shown on the “Existing 25 foot Landscape Area Plan” 
Sheet 10 of 10 of the MZP and in the Design Guidelines page 16.   The original 
landscaping shall be maintained within this 25 foot wide Landscape Area or 
shall, as replacement of material is performed, be relocated into the 10 foot 
wide or 15 foot wide landscape easements.  An inventory of the existing 
plantings, including species and location, will be included as part of the 
site/subdivision plan provided for review and approved by the County. 
 

iv. All replaced landscaping shall be species indigenous to Prince William 
County, unless otherwise approved in writing by the County Arborist.  Where 
the 25 foot wide Landscape Area and proffered 30 foot wide perimeter buffer 
referenced in Proffer #2.A.i. coincide, the overlapping area will be planted per 
the 30 foot buffer standard. 

     
v.    The Applicant shall use commercially reasonable efforts to execute a separate 

maintenance agreement between Victory Lakes Community Association 
(VLCA) and the Homeowner Association (HOA) established with the 
development of the subject property to reassign the maintenance obligation of 
the existing landscaping to the new HOA. Such agreement shall include 
irrigation for the plantings described herein.  

B.  All monument entry features with a brick and/or stone base identifying the project 
shall be permitted at the entrances on Linton Hall Road and Sudley Manor Drive.  The 
monument entry feature(s) shall be landscaped with plantings to include existing trees, 
understory trees, shrubs, perennials, grasses and lawn, and any lighting shall be low 
intensity and shall be shielded so that it does not shine upward beyond the height of 
the entry feature, as depicted in the Design Guidelines. All signs shall be subject to 
permits and permit review in accordance with the requirements of Zoning Ordinance 
section 32-250.23. 
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C. Design Guidelines.   
 
i. Building and site design shall be in substantial conformance with the design 

concepts in the Design Guidelines subject to minor modifications as 
determined necessary due to final engineering requirements and 
considerations.  
 

ii. Themed street lighting, and lighting along the pedestrian pathways and in 
courtyards shall be provided as described in the Design Guidelines. These 
features shall be shown on the final site/subdivision plan for the area 
proposed and construction of said amenity area shall be completed prior to 
release of the final performance bond where the individual recreation area 
have frontage. 

 
iii. The Applicant shall construct an amenity area, the location of which is shown 

on the MZP, may include a community garden, pickleball court(s), bocce 
ball, fire pit, and/or an outdoor picnic area as shown in the Design 
Guidelines.  These features shall be shown on the final site/subdivision plan 
for the area proposed and construction of said amenity area shall be 
completed prior to release of the final performance bond.  

 
iv. Streetscapes. Streetscape plantings shall be as described in the Design 

Guidelines. The right-of-way (ROW) width for the internal streets may be 
reduced to provide better separation of street plantings from utility locations. 
The ROW width will be subject to approval by the Prince William County 
Department of Transportation and Virginia Department of Transportation 
(VDOT) as determined at the time of final site/subdivision plan review.  

 
v. Variations from the Master Zoning Plan, Design Guidelines and the 

monument entry features proffered herein shall be permitted, provided the 
integrity of the overall site layout is not compromised and subject to a finding 
by the Planning Director that the variation will provide an equal or improved 
design. Compliance shall be demonstrated at the time of final site/subdivision 
plan review, building permit review, and/or other appropriate step in the 
County permitting processes. 

3. ENVIRONMENTAL 

A. Stormwater Management/Best Management Practices. Stormwater Management 
and/or Best Management Practices shall be provided on-site and/or off-site, (pursuant 
to Section 32-250.73.1 of the Zoning Ordinance), in the location shown on the MZP 
and in accordance with the DCSM, unless modified or waived during final 
site/subdivision plan review.   
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B. Passive Open Space and Dedicated Open Space. The 18-acre parcel currently zoned 
R-4 and known as GPIN 7595-07-3280 shall be set aside as open space associated 
with the proposed rezoning and allocated as follows:  

 
i. The portion of GPIN 7595-07-3280 identified on Sheet 2 of the MZP as 

"Proposed +/- 11 Acre Conservation Area" shall be reserved as “natural open 
space”, to support a native forest community, subject to restrictive covenants 
recorded among the land records of Prince William County.  

ii. The remaining +/-7 Acre portion of GPIN 7595-07-3280 identified on Sheet 2 
of the MZP as "Proposed +/- 7 Acre Park Dedication Area" shall be conveyed 
to the Prince William County Board of County Supervisors for use as a public 
park. 

C. Conservation Area and Easement. The Applicant shall record the appropriate 
covenants and deeds and/or plats for the uses described herein. The conservation area 
shall subject to a covenant that the existing trees, supportive of a native forest 
community, shall not be disturbed or removed and that no use of the conservation area 
shall be made without specific authorization from Prince William County. 
Maintenance within the conservation area shall be the responsibility of the fee title 
owner of the property. The Applicant reserves the right to construct utilities and 
drainage improvements within GPIN 7595-07-3280. In addition, the Applicant 
reserves the right to retain (or obtain at no cost in the future) necessary temporary and 
permanent grading, slope, construction, utility, drainage, stormwater management and 
access easements on the land to be conveyed to the County in accordance with this 
Proffer. The restrictions set forth in this proffer shall be recorded as a covenant running 
with the land, binding upon the Grantor and it heirs and successors in title and such 
restrictions may not be removed without the consent of Prince William County. 

D. Limits of Clearing and Grading. The applicant shall limit clearing and grading on the 
Property to those areas depicted on the MZP, subject to minor revisions to address 
final engineering requirements and considerations, at the time of plan review and 
approval.  No clearing or improvements shall be made outside of the clearing and 
grading on the Property with the exception of: (a) the removal of noxious vegetation, 
such as poison ivy, poison oak, etc., as well as dead, dying or hazardous trees at the 
Applicant's sole discretion; and (b) the installation and maintenance of water, sanitary 
sewer, storm sewer outfalls and other utilities. 

E. Soil Remediation. Except where such remediation would impact the roots of existing 
trees identified for preservation, the Applicant shall remediate soils in areas where 
landscaping is proposed but where there is currently pavement and/or compacted 
gravel and soils so that they shall be suitable for planting per the DCSM Section 
804.03.C. To facilitate adequate expansion of tree and shrub roots to support healthy 
plants, all landscape areas, parking lot islands, and buffers which have been subject to 
pavement and/or compacted gravel and soils shall have, prior to planting: a) all foreign 
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materials (asphalt, concrete, rock, gravel, debris, etc.) removed and the soil loosened 
to a depth of a minimum of 3 feet, and b) a top dressing of 4 inches to 6 inches of clean 
topsoil provided.  This topsoil shall be a loam, sandy loam, clay loam, silt loam, or 
sandy clay loam.  The topsoil shall not be a mixture of or contain contrasting textured 
subsoils.  The topsoil shall contain less than 5% by volume of cinders, stones, gravel, 
slag, coarse fragments, sticks, roots, trash, or other materials larger than 1 inch in 
diameter.  The topsoil shall contain a minimum of 5% natural fine organic matter, such 
as leaf mold, peat moss, etc. 

F. Tree Save. Prior to the first submission of each final site/subdivision plan, the 
applicant shall contact the county arborist and offer to walk the development area after 
the limits of clearing have been flagged in order to determine if there are existing trees 
that might be preserved and if reasonable adjustments of the limits of clearing are 
appropriate. A tree preservation plan identifying the locations, and species or character 
of additional trees to be preserved shall be prepared by a certified arborist or certified 
landscape architect and shall be included with the first submission of the 
site/subdivision plan for each section of development. 

G. Tree Canopy/Reforestation. The applicant shall maintain a minimum of 14% of the 
net development area in existing tree canopy (5.9 acres) generally as shown on the 
MZP. The applicant will provide an additional 1.5 acre of reforestation to meet the 
total tree canopy requirement of 7.4 acre. The reforestation plan will be included with 
the first submission of the site/subdivision plan. The tree plantings for the reforestation 
will be a mix of hardwood native tree selections and will be planted at a rate of 350 to 
450 seedlings per acre or 200 1” caliber trees per acre. The reforestation areas will 
utilize a native meadow mix to stabilize the soil. The final determination for the seed 
mix will be mutually agreed upon by the applicant and the county arborist. Small 
signage will be located along the reforestation edges to notify the public and maintain 
the area in a natural condition to promote healthy tree growth. All reforestation 
plantings shall be planted prior to bond release. 

4.  FIRE AND RESCUE 
 
Prior to and as a condition of issuance of the first occupancy permit for each new home 
proposed herein, the Applicant shall make a monetary contribution of $1,000.00 per dwelling 
constructed on the Property to be used for fire and rescue purposes. 

5.  LIBRARY 

Prior to and as a condition of issuance of the first occupancy permit for each new home 
proposed herein, the Applicant shall make a monetary contribution of $75.00 per dwelling 
constructed on the Property to be used for library purposes. 
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6.  AREA AGENCY ON AGING 

Prior to and as a condition of issuance of the first occupancy permit for each new home 
proposed herein, the Applicant shall make a monetary contribution of $150.00 per dwelling 
constructed on the Property to be used for services provided by the Area Agency on Aging. 

7.  PARKS AND RECREATION 
 

A. Prior to release of the final performance bond for the development proposed, the 
Applicant shall dedicate and convey in fee simple to the Prince William Board of 
County Supervisors, +/-7 acres of GPIN 7595-07-3280 identified as "Proposed +/-7 
Acre Park Dedication Area" on Sheet 2 of the MZP for inclusion as part of the Broad 
Run Linear Park, subject to all matters of record among the land records of Prince 
William County, for use as open space/passive recreation purposes.   

B. An 8-foot-wide asphalt trail connection shall be made from the proposed sidewalk on 
Linton Hall Road to the existing Broad Run Linear Trail, generally as shown on Sheet 
2 of the MZP. The trail design standards, including width, may be modified to address 
topography, limitations on available ROW and the location improvements and 
structures within the ROW and adjacent to the ROW. Any modifications necessary 
shall be determined at the time of final site/subdivision plan review.  

8.  HOMEOWNERS ASSOCIATION 

A. The Applicant shall establish a homeowners’ association for the Property (“HOA”) 
which shall be responsible for: (a) the administration of covenants, design guidelines 
and the Design Review Committee ("DRC"); and (b) the maintenance of common 
areas and improvements including private roads, buffers, fencing, the entrance 
features, and the amenity area on the Property. 

B. The HOA or DRC shall oversee implementation of the covenants, conditions & 
restrictions ("CCR’s") to be established for the community.  The DRC, through its 
interpretation and approval powers, shall be responsible for ensuring high quality 
development by reviewing site development plans, exterior architectural elevations 
and façade treatments for compliance with the CCR’s.  The CCR’s shall include 
provisions related to the following: 
 
i. Architectural style. 

ii. Building materials and colors. 

iii. Lighting, landscaping and fencing. 

iv. All other exterior architectural modifications or additions. 
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C. Garages and Parking. The applicant shall apply covenants, enforceable by the 
homeowner’s association, requiring that garages be used for the primary purpose of 
parking and storage of vehicles, and other types of items normally stored in garages, 
and that no garage be converted to living space. Residents must use their garages and 
driveways for parking spaces.  

9.  TRANSPORTATION 

A. Access to the Property shall be provided from Linton Hall Road and Sudley Manor 
Drive as shown on the MZP, the final location and design of which shall be shown on 
the final site/subdivision plan. 

B. All private roads and private sidewalks constructed with the development of the 
property that are the subject of this rezoning shall be maintained by the HOA. 

C. An interparcel connection to the A-1 zoned portion of the Property shall be reserved 
and permitted if and when that property is rezoned to a compatible use. The location 
of the interparcel connection shall be generally as shown on the MZP at the end of 
Road D, with the final location and size (capacity) to be determined at the time of final 
site/subdivision plan review for the abutting property, and shall be based on the size, 
capacity, and configuration of the internal roads within the Property.  

D. Subject to obtaining all necessary off-site easements and applicable County approvals, 
the Applicant shall construct: 

i. A five (5) foot wide sidewalk extension along Linton Hall Road from the 
existing entrance to GPIN 7495-98-0459 connecting to the intersection of 
Sudley Manor Drive, as identified on the MZP, and shall be included on the 
first final site/subdivision plan (or shown on a separate public improvements 
plan filed concurrently with the first site/subdivision plan) for the Property.   

ii. The existing Shared Use Trail (Pedestrian/Bike Trail) along Sudley Manor 
Drive and Linton Hall Road adjacent to GPIN 7495-88-1285 shall be improved 
to current width and street setback (buffer) requirements provided that the 
necessary right-of-way is available for dedication from the owner, Victory 
Lakes Community Association. 

E. In the event the Applicant is not able to acquire off-site right of way or easements 
required in order to provide required or proffered right-of-way improvements or 
sidewalk in accordance with Proffer 7. D. the Applicant shall request the County to 
acquire the right of way and/or easements by means of its condemnation powers at 
Applicant's expense.  Applicant's request shall be in writing and shall comply in all 
respects with the County's Eminent Domain Policy.  Said request shall be made to the 
appropriate County agency and shall be accompanied by the following: 
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i. The names of the record owners, the property addresses, tax map parcel 
numbers and GPIN numbers for each landowner from whom such right of way 
and/or easements are sought.  
 

ii. Plats, plans and profiles showing the necessary right of way and/or easements 
to be acquired and showing the details of the proposed transportation 
improvements to be located on each such property. 

 
iii. Pursuant to Virginia Code § 25.1-417, a determination of the value of the 

Property will be based on the following:  
  

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

2)  if the assessed value is greater than $25,000 an independent appraisal 
of the value of the right of way and easements to be acquired, and any 
and all damages to the residue of the involved property, said appraisal 
to be performed by an appraiser licensed in Virginia and approved by 
the County. 

 
iv. A 60-year title search of each involved property. 
 
v. Documentation demonstrating to the County’s satisfaction Applicant’s good 

faith, best efforts to acquire the right of way and/or easements, at a cost of at 
least the appraised value of the involved property interests. 

 
vi. A letter of credit acceptable to the County, cash or equivalent (from a financial 

institution acceptable to the County) in an amount equal to the appraised value 
of the property to be acquired, and all damages to the residue, together with an 
amount representing the County’s estimate of its cost of condemnation 
proceedings, in a form permitting the County to draw upon the same as 
necessary to effectuate the purposes hereof. 

 
vii. An Agreement signed by Applicant’s representative and approved by the 

County Attorney whereby Applicant agrees to pay all costs of the 
condemnation, including expert witness fees, court costs, exhibit costs, court 
reporter fees, attorney fees for the Office of the County Attorney, and all other 
costs associated with the litigation, including appeals.  The Agreement shall 
specifically provide that in the event the property owner is awarded in the 
condemnation suit more than the appraised value estimated by Applicant’s 
appraiser, Applicant shall pay to the County the amount of the award in excess 
of the amount represented by the letter of credit or cash deposit within 15 days 
of the award. 
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F. In the event the County is not able to acquire off-site right of way or easements 
required in order to provide required or proffered right-of-way improvements or 
sidewalk in accordance with Proffer 7.E, the Applicant shall not be obligated to 
provide said improvements.  

 
G. Bike Parking. The Applicant shall provide two (2) bike parking facilities onsite in the 

locations shown on the MZP, or other locations as approved at the time of final 
site/subdivision plan review. The bike parking shall conform to the Association of 
Pedestrian and Bicycle Professional (APBP) standards. Compliance shall be 
demonstrated on the final approved site/subdivision plan.  
 

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

11.  AGE-RESTRICTED HOUSING 

A. The Property shall be developed as an age-restricted adult community and shall be 
subject to the following conditions: 
 
i. In accordance with the Housing for Older Persons Act of 1995 and the Fair 

Housing Act, as amended, (collectively the “Fair Housing Act”), at least 80% 
of the lots shall be occupied by at least one person 55 years of age or older and 
within such lots, the following conditions shall apply: 

1)               All other residents must reside with a person who is 55 years of age or 
older, and be a spouse, a cohabitant, an occupant’s child 18 years of 
age or older or provide primary physical or economic support to the 
person who is 55 years of age or older. 

 
2)             Guests under the age of 55 years are permitted for periods of time not 

to exceed 90 days total for each such guest in any calendar year. 
 
3)             If title to a lot shall become vested in any person under the age of 

55 years by reason of descent, distribution, foreclosure or operation of 
law, the age restriction covenant shall not work a forfeiture or reversion 
of title, but, rather such person thus taking title shall not be permitted 
to reside on such lot until he has attained the age of 55 years or 
otherwise satisfies the requirements as set forth herein.  
Notwithstanding, a surviving spouse shall be allowed to continue to 
occupy a dwelling on a lot without regard to age in accordance with the 
Fair Housing Act regulations and requirements. 
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ii. A maximum of twenty percent (20%) of the occupied residential lots shall be 
allowed to be occupied by at least one person forty-five (45) years of age or 
older and within such units the following conditions shall apply: 
1) All other residents must reside with a person who is 45 years of age or 

older, and be a spouse, a cohabitant, an occupant’s child 18 years of 
age or older or provide primary physical or economic support to the 
person who is 45 years of age or older. 

 
2)             Guests under the age of 45 years are permitted for periods of time not 

to exceed 90 days total for each such guest in any calendar year. 
 

3)             If title to a lot shall become vested in any person under the age of 
45 years by reason of descent, distribution, foreclosure or operation of 
law, the age restriction covenant shall not work a forfeiture or reversion 
of title, but, rather such person thus taking title shall not be permitted 
to reside on such lot until he has attained the age of 45 years or 
otherwise satisfies the requirements as set forth herein.  
Notwithstanding, a surviving spouse shall be allowed to continue to 
occupy a dwelling unit without regard to age in accordance with the 
Fair Housing Act regulations and requirements. 

 
iii. The above described use restrictions may be amended from time to time in 

accordance with applicable local and state regulations governing age restricted 
housing and the Federal Fair Housing Act so long as the substantive intent as 
set forth herein is maintained. 

12.  CULTURAL RESOURCES 

A.  The Applicant shall complete a Phase I Archaeological survey of the thirty-seven 
(37) acre development area.  Three (3) copies of the draft report documenting the 
results and recommendations of the Phase I survey shall be submitted to the Planning 
Office for review, comment, and approval with the first submission of the final 
site/subdivision plan for this project. In the event the findings of the Phase I 
archaeological survey indicate that a Phase II archaeological evaluation is warranted, 
the Applicant shall conduct such Phase II archaeological evaluation on sites and 
resources.  All Phase I and II scopes of work shall be approved by the Planning 
Director or his or her designee.  Three (3) copies of the draft Phase II report 
documenting the results and recommendations of the archaeological evaluation shall 
be submitted to the Planning Office for review, comment, and approval prior to 
preliminary plan or sketch plan approval.  The qualified professional, the 
archaeological testing, and the reports shall meet the standards set forth in the 
current version of the Virginia Department of Historic Resources (VDHR) 
Guidelines for Conducting Cultural Resource Survey in Virginia.  Final Phase I and 
Phase II reports shall be submitted in quantities, formats, and media as requested by 
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the County Archaeologist. 
 
B.  Within two (2) months of acceptance of the final cultural resource report, the 

Applicant shall dedicate all artifacts appropriate to curate with the County, all field 
records, laboratory records, photographic records, computerized data and other 
historical records recovered as a result of the above excavations, the Applicant shall 
pay a curation fee identical to VDHR’s curation fee will be paid by the Applicant at 
the time of delivery of the artifacts to the County.  All artifacts and records 
submitted for curation shall meet current professional standards and the Secretary of 
the Interior's Standards and Guidelines for Archaeology and Historic Preservation.  
Ownership of all records submitted for curation shall be transferred to the County 
with a deed of gift two months after acceptance of the final cultural resource report. 
Compliance shall be demonstrated by a written confirmation from the County 
Archaeologist prior to the issuance of any land disturbance permit for the area 
impacted by the Phase I, II and III reports. 

 
13. ESCALATOR 

In the event the monetary contributions set forth in the Proffer Statement are paid to the Prince 
William Board of County Supervisors within 18 months of the approval of this rezoning, as 
applied for by the Applicant, said contributions shall be in the amounts as stated herein.  Any 
monetary contributions set forth in the Proffer Statement which are paid to the Board after 18 
months following the approval of this rezoning shall be adjusted in accordance with the Urban 
Consumer Price Index (“CPI-U”) published by the United States Department of Labor, such 
that at the time contributions are paid, they shall be adjusted by the percentage change in the 
CPI-U from that date 18 months after the approval of this rezoning to the most recently 
available CPI-U to the date the contributions are paid, subject to a cap of six percent (6%) per 
year, non-compoundable. 

14.  WAIVERS AND MODIFICATIONS 
 

Pursuant to Zoning Ordinance section 32-700.25, a planned development zoning district 
may include waivers and/or modifications to specific standards of the Subdivision 
Ordinance, the Zoning Ordinance or the Design and Construction Standards Manual 
(DCSM).  The waivers or modifications proposed will not conflict with the fulfillment of the 
purpose of the requested zoning district and the alternative proposals fulfill or exceed the 
goals of the Comprehensive Plan.  The waivers and modifications are as noted in the MZP 
and as follows: 

 
A. Waiver of Section 32-306.21 of the Zoning Ordinance to allow the elimination of 

the nonresidential secondary use requirement within the PMR District. 
B. The following dwelling unit types are proposed pursuant to Zoning Ordinance 

section 32-700.25 to allow greater variety of housing types and encourage a 
more compact, cohesive and walkable community with a sense of identity. In 
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addition to the specific housing types provided in the following section, the 
Zoning Administrator may approve dwelling types permitted for construction 
and shall specify the minimum performance standards consistent with section 
32-280.01.3 and after comparison to the performance standards for the most 
comparable housing unit types provided herein. The Zoning Administrator may 
approve modifications in any of the minimum development standards provided 
in this section, other than relating to required side setbacks. No standard shall be 
reduced by more than 20% of the required minimum and the minimum 
standards for the housing unit type shall collectively be met or exceeded in the 
area where the modification is proposed.  
 

HOUSING TYPES AND PERFORMANCE STANDARDS 
 

i. Modified Cluster House. This dwelling type is a single-family residence 
which is fully detached from neighboring structures.  

1)                  Minimum Lot Area: 5,500 sq. ft.  

2)                  Maximum Lot Coverage: 0.60  

3)                  Maximum Building Height: 40 ft.  

4)                  Minimum Setbacks: 

a)             Front Setback to Garage: 20 ft.  

b)             Side: 5 ft. pursuant to zoning ordinance section 32-
306.12.3.where the side yard setback is reduced to no 
less than five feet, the reduction in side setback shall 
require exterior sidewall construction that is non-
combustible or has a minimum fire resistive rating 
equivalent to two-hours between dwelling units, or the 
dwelling unit shall be modified to have a fire sprinkler 
system; except that, on corner lots no reduction shall 
be allowed for side yards abutting streets or 
travelways.  

 
c)             Corner Lot (Side): 15 ft.  

d)             Rear Lot Line to House: 25 ft.  
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5)               Minimum Setbacks for Unroofed Decks, Stoops, Landings, and 
Similar Features: 

a)             Front: 10 ft.  

b)             Side: 5 ft.  

c)             Corner Lot (Side): 15 ft.  

d)             Rear:  8 ft.  

6)                  Minimum Lot Width: 50 ft.  

7)                  Minimum Lot Width at BRL on Cul-De-Sac:  45 ft. 

8)                  Pipestem standards — Per section 32-300.61.10. 

ii. Modified Townhouse. This dwelling type consists of a single-family 
attached unit, with individual outside access. Rows of townhouses shall 
contain no more than seven dwelling units in a group. 

1)                  Minimum Lot Area:  2,500 sq. ft.  

2)                  Maximum Lot Coverage:  0.70  

3)                  Maximum Building Height: 45 ft.  

4)                  Minimum Setbacks: 

a)             Front Setback to Garage: 20 ft.  

b)             Side: 10 ft.   

c)             End Unit (Side): 10 ft.  

d)             Rear Lot Line to House: 15 ft.  

5)               Minimum Setbacks for Unroofed Decks, Stoops, Landings, and 
Similar Features: 

a)             Front without garage: 10 ft.  

b)             Side: 5 ft.  

c)             End Unit (Side): 10 ft.  

d)             Rear:  8 ft.  

6)                  Minimum Lot Width: 27 ft.  

C. Modification of DCSM Section 602.07.F to allow a 100-foot southbound right 
turn lane and a 200-foot taper on Linton Hall Road.   
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D. Modification of DCSM Section 602.07.F to allow a 200-foot southbound right 
turn lane and a 200-foot taper on Sudley Manor Drive.    
 

 

 
 

                                                              Brookfield Washington, LLC 

    Name:  _____________________________ 

    Title:  ______________________________ 

Date: _______________________________ 
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EXECUTIVE SUMMARY 
 
This is a request to rezone ±55.3 acres from A-1, Agricultural, and R-4, Suburban Residential, to PMR, 
Planned Mixed Residential, to allow for the development of up to 127 age-restricted adult residential 
units, to include a mixture of single-family detached and single-family attached (townhouse) 
dwellings with conservation/park area, and associated waivers and modifications.  The subject 
property is currently owned by Benedictine Sisters of Virginia, Inc. and is located at the northeast 
quadrant of the intersection of Linton Hall Road and Sudley Manor Drive, and adjacent to Broad Run 
to the southeast. 
 
It is the recommendation of the Planning Commission and staff that the Board of County 
Supervisors approve Rezoning #REZ2020-00016, Benedictine Sisters Property, subject to the proffers 
dated March 31, 2021. 
 
 
 
 
 
 
 
 

BOCS Meeting Date: May 4, 2021 

Agenda Title: Rezoning #REZ2020-00016, Benedictine Sisters Property 

District Impact: Brentsville Magisterial District 

Requested Action: Approve Rezoning #REZ2020-00016, Benedictine Sisters Property, 
subject to proffers dated March 31, 2021   

Department: Planning Office 

Staff Lead: Parag Agrawal, AICP, Planning Director 
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BACKGROUND 
 

A. Request:  To rezone ±55.3 acres from A-1, Agricultural, and R-4, Suburban 
Residential, to PMR, Planned Mixed Residential, to allow up to 127 age-restricted 
adult residential units, to include a mixture of single-family detached and single-
family attached (townhouse) dwellings with conservation/park area, and associated 
waivers and modifications.   

 
Uses/Features Existing Proposed 

Zoning A-1, Agricultural, and R-4, 
Suburban Residential 

PMR, Planned Mixed 
Residential 

Use(s) Vacant Age-Restricted Residential 
(with up to 127 units) 

Uses/Features Required in PMR 
zoning district 

Proposed with 
Development in PMR 

(as proffered) 

REZ area Minimum 10 acres for PMR Total Project Area = 
±55.43 acres 

Residential Unit 
Type / # 

2 unit types/styles 
 

Single-family detached, SFD = 
64 units, Land Bay 1 

 
Single-family attached, SFA 

(Townhomes) = 63 units, 
Land Bay 2 

Density SRL use designation, 1 to 4 
dwelling units (d.u.)/acre (ac.) 

 
PMR zoning (Low Density 
Residential, LDR) = 1 to 4 

d.u./ac. 

2.30 d.u./ac. or 0.44 ac./d.u. 
 

Open Space 30%  (16.6 acres) 64.4%  (35.6 acres) 

Parking 
 

Single-family detached = 
2 spaces / unit  (64 units); 

128 spaces 
 

Single-family attached 
(Townhomes) = 2.4 spaces / 
unit  (63 units);  152 spaces 

 
Total Required: 

280 spaces 

128 spaces provided  (SFDs) 
 

290 spaces provided  (SFAs) 
 
 

Total Provided: 
418 spaces 

 
(not including additional  
on-street parking spaces) 
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B. Site Location:  The subject property is located at the northeast quadrant of the 
intersection of Linton Hall Road and Sudley Manor Drive, and north of and adjacent 
to the Broad Run stream feature.  The ±55.3-acre site is identified on County maps as 
GPINs 7495-98-0459 (portion), 7495-99-3943 (portion), and 7595-07-3280.   

 
C. Comprehensive Plan:  The site is designated SRL, Suburban Residential Low, and ER, 

Environmental Resource, in the Comprehensive Plan.   
 

D. Zoning:  The site is currently zoned A-1, Agricultural, and R-4, Suburban Residential, 
and is partially located within the Airport Safety Overlay District. 

 
E. Surrounding Land Uses:  The project site is located on the western and southwestern 

periphery of the Benedictine Sisters monastery campus and adjacent to the Broad 
Run stream feature to the southeast.  To the north, is existing suburban residential 
development, including the Victory Lakes Community Center and homeowner’s 
association (HOA) open space land.  Braemar Village Plaza (vacant) and other existing 
commercial/retail strip development in Braemar Village, residential townhouses 
(Ducharme), and Grace Life Community Church are to the south.  To the east is 
Linton Hall School and open space/fields associated with the campus of Benedictine 
Sisters, and Broad Run Linear Park.  To the west is Victory Lakes HOA open space 
and existing suburban residential development associated with the Crossman Creek 
subdivision across Sudley Manor Drive.  

 
F. Background and Context:  The "Applicant" (Brookfield Washington, LLC) is requesting 

to rezone the subject property consisting of ±55.3 acres (currently owned by 
Benedictine Sisters of Virginia, Inc.) from A-1, Agricultural, to PMR, Planned Mixed 
Residential, to develop an active adult, planned community with up to 127 age-
restricted single-family detached and single-family attached (townhouse) residential 
units.  The project site is a portion of the property belonging to the Benedictine 
Sisters of Virginia, which also includes Linton Hall School, which is a private school 
serving Grades K-12, monastery, guest house, and retirement home for the Sisters.   

 
Currently, the western 37-acre portion of the site is zoned A-1, without proffers, and 
is currently subject to #NCU2021-00045 in association with the approved/existing 
lawfully nonconforming Benedictine Sisters of Virginia campus.  A previously 
approved special use permit (SUP1996-0022) for the B.A.R.N Project on GPIN 7495-
99-3943 has since been abandoned.  The previously approved SUP for a sewerage 
treatment facility to serve the Linton Hall area (SUP1977-0001) was also abandoned 
when public water and sewer connections were made available to the site.  The 
eastern portion of the project area (18.3 acres) that runs along Broad Run, identified 
as GPIN 7595-07-3280, is currently zoned R-4, Suburban Residential, and is 
undeveloped open space associated with the REZ1990-0067 (Pembrooke), which 
became the Victory Lakes residential community.  This property was deeded back to 
the Benedictine Sisters of Virginia as part of the original rezoning. 
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On the western/central portion of the property, the monastery, guest house, and 
retirement home will continue to operate unchanged.  The area of this subject 
rezoning is surplus acreage and is being proposed by the contract purchaser, 
Brookfield Residential Properties, Inc. 

 
G. Planning Commission Recommendation:  At the March 17, 2021 public hearing, the 

Planning Commission recommended approval of Rezoning #REZ2020-00016, 
Benedictine Sisters Property, subject to the proffers dated March 3, 2021, and with 
the following items to be addressed prior to consideration by the Board of County 
Supervisors: 

 
• Correct the typo in the stated number of residential units in proffer #1.A. to 

reflect a maximum number of “one hundred twenty-seven” (127).  
 

• The Applicant shall coordinate with Planning and Transportation staff to 
ensure that additional noted parallel parking spaces are more accurately 
depicted on the MZP and Design Guidelines to lessen confusion. 

 
• Clarify (via proffer) that the modified 5-foot side setback for the single-family 

detached homes still satisfies all pertinent requirements in the Zoning 
Ordinance and Fire Code. 

 
H. Applicant Updates:  In response to the above-listed Planning Commission 

recommendations, the Applicant has provided an updated Proffer Statement, dated 
March 31, 2021, and a revised Master Zoning Plan, dated March 26, 2021.  The total 
number of proposed residential units is up to 127, which has been confirmed and 
clarified in the proffers.  The summary parking tabulations have been revised and 
clarified on the MZP, and in order to reflect consistency with what is provided in the 
exhibits within the Design Guidelines.  In addition, Proffer #14.B.i.4)b) has been 
amended to provide the assurance that the reduced/modified 5-foot side setback 
will also require fire protection/safety enhancement measures. 

 
Staff concurs with the Applicant updates, and feels that they adequately address the 
Planning Commission concerns.  The Planning Office maintains its recommendation 
of approval, subject to the revised proffers, dated March 31, 2021. 

 
 
STAFF RECOMMENDATION 
 
Staff recommends approval of Rezoning #REZ2020-00016, Benedictine Sisters Property, subject to 
the proffers dated March 31, 2021, for the following reasons:  
 

• The proposed rezoning to PMR, Planned Mixed Residential, as proffered, is consistent with 
and directly implements the SRL and ER use designations in the Comprehensive Plan. 

 
• The proposed rezoning to PMR is consistent with the surrounding character of the area, as 

proffered.    



Rezoning #REZ2020-00016, Benedictine Sisters Property 
May 4, 2021 

Page 5 

 

• Over 18 acres of new conservation and park area is being left intact and offered to the 
County. 

 
• The development proposes a new trail connection and adds additional area to Broad Run 

Linear Park. 
 
 
Comprehensive Plan Consistency Analysis 
Long-Range Land Use:  The site is designated SRL, Suburban Residential Low, and ER, Environmental 
Resource.  The rezoning of the property to PMR, Planned Mixed Residential, as proffered, directly 
implements the intended uses of the property, and is consistent with the SRL designation and 
compatible with the surrounding density of the area. 
 
Level of Service (LOS):  This rezoning proposal is subject to the proffer legislation, Virginia State Code 
Section 15.2-2303.4.  The Applicant has elected to proceed under proffer law in effect at the time the 
application was submitted, which was after July 1, 2019.  Pursuant to Virginia State Code Section 
15.2-2303.4.(D)(1), the Applicant has provided signed proffers with the application submission 
package, which indicates that the Applicant deems the proffers to be reasonable and appropriate.   
 
The Applicant has provided a Fiscal Impact Analysis for the proposed active adult development, 
which was prepared by RCLCO Real Estate Advisors.  This analysis examined the combined fiscal 
impact of the proposed residential development on the surrounding community and associated  
services, which was initially envisioned at 129 housing units.  A full copy of the full Fiscal Impact 
Analysis document, dated May 13, 2020, is attached at the end of this report.  Based on the analysis 
period of 20 years and the various assumptions provided by RCLCO Real Estate Advisors, the 
Applicant estimates that the proposed development will result in a positive net fiscal operating 
impact of $19.2 million for the County.   
 
The LOS impacts related to this subject rezoning request would be mitigated by the monetary 
proffers provided by the Applicant, as follows: 
 

Fire & Rescue $1,000 per residential 
dwelling unit 
 
(includes single-family 
detached and single-family 
attached (townhouse)) 

$1,000 x (up to) 127 
residential dwelling units  
 

$127,000.00 

Libraries  $75 per residential dwelling 
unit 
 

$75 x 127 residential 
dwelling units 
 

$9,525.00 

Area Agency on 
Aging 

$150 per residential 
dwelling unit 

$150 x 127 residential 
dwelling units 

$19,050.00 

TOTAL LOS $ 
CONTRIBUTION 

 

  $155,575.00 
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Additional Amenities Offered by Applicant (In-Kind): 
 

• Conservation & Park Area:  The 18-acre parcel currently zoned R-4 and known as GPIN 7595-
07-3280 at the southeastern portion of the site shall be set aside as open space associated 
with the proposed rezoning and allocated as follows: 

 
o "Proposed ±11 Acre Conservation Area" shall be reserved as “natural open space”, to 

support a native forest community, subject to restrictive covenants recorded among 
the land records of Prince William County.   

 
o The remaining ±7-acre portion identified as "Proposed ±7 Acre Park Dedication Area" 

shall be conveyed to the Board of County Supervisors for use as a public park.   
 
 
Community Input 
Notice of the rezoning application has been transmitted to property owners within 500 feet of the 
site.  The Applicant has met and corresponded with the Victory Lakes and Braemar communities.   
 
At the March 17, 2021 Planning Commission public hearing, there were two (2) citizens present who 
spoke about this application, with one in favor and one in opposition.  The first speaker was 
representing the Benedictine Sisters facility, who expressed support of the proposal.  The lead sister 
referenced their positive experience with the developer/contract purchaser, resulting open space 
and landscape enhancements, the project’s fund-raising capability to help with needed 
repairs/improvements to the existing monastery, and the potential benefits/land use partnership 
with the end user as a planned age-restricted community.  The second speaker was in opposition to 
the proposal, and expressed overall concerns with additional development in the general area, 
impacts on existing services, and concerns over tree removal. 
 
In addition, much of the discussion at the public hearing was oriented towards clarification and 
addressing questions by the Planning Commission in regard to onsite parking needs and 
requirements.   
 
 
Other Jurisdiction Comments 
The subject site is located outside of the required notification area for adjacent jurisdictions. 
 
Legal Issues 
If the rezoning is approved, the 55.3-acre project site could be developed as an age-restricted mixed 
residential community, as proffered, through the PMR zoning district.  Legal issues resulting from 
the Board of County Supervisors action are appropriately addressed by the County Attorney’s Office. 
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Timing 
The Board of County Supervisors generally has one year from the date of acceptance to take action 
on a rezoning request.  In this case, the one-year timeframe expired on February 27, 2021.  
However, due to proposal revisions over several submissions, staff changes, additional needed 
coordination with the Applicant and staff, and determining a public hearing schedule among public 
health/safety concerns associated with COVID-19 / Coronavirus, the timing has been extended.  A 
public hearing before the Board of County Supervisors is scheduled for May 4, 2021.   
 
 
STAFF CONTACT INFORMATION 
 
Scott F. Meyer | (703) 792-6876 
smeyer@pwcgov.org  
 
 
ATTACHMENTS 
 
Area Maps  
Staff Analysis 
Master Zoning Plan 
Landscaping Plan 
Sight Distance Profiles 
Surrounding Density Exhibit  (by Applicant) 
Design Guidelines 
Fiscal Impact Analysis  (by Applicant) 
Planning Commission Resolution 
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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 Yes 

Community Design Yes 

Cultural Resources Yes 

Environment Yes 

Fire and Rescue Yes 

Libraries Yes 

Parks, Open Space, and Trails Yes 

Police Yes 

Potable Water Yes 

Sanitary Sewer Yes 

Transportation Yes 
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Part II.  Comprehensive Plan Consistency Analysis 
 
The following table summarizes the area characteristics (see attached maps): 
 

Direction Land Use Long-Range Future Land Use 
Map Designation 

Zoning 

North  Single-family residential; Victory 
Lakes Community Center and 
HOA open space land 

SRL; ER R-4 

South Braemar Village Plaza (vacant); 
existing commercial/retail strip 
development in Braemar Village, 
residential townhouses 
(Ducharme), and Grace Life 
Community Church 

RPC; ER RPC 

East Linton Hall School; open 
space/fields associated with 
Benedictine Sisters campus; 
Broad Run Linear Park 

SRL; ER A-1; R-4 

West Victory Lakes HOA open space; 
existing suburban residential 
development (Crossman Creek) 
across Sudley Manor Drive 

SRL; ER; RPC R-4; A-1 

 
 

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. 
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The Applicant is requesting to rezone the subject property from A-1, Agricultural, and R-4, Suburban 
Residential, to PMR, Planned Mixed Residential, to develop an age-restricted, planned mixed 
residential community.  The project will have three (3) land bays, with the following unit type, area, 
and density, as listed below: 
 

• Land Bay 1;  64 SFDs in 26.15 acres = 2.45 units/acre  
 

• Land Bay 2;  63 SFAs in 10.85 acres = 5.81 units/acre 
 

• Land Bay 3 = 11.3 acres (conservation area);  7 acres (park area) 
 

• Total Density Combined for Project (gross) = 127 units/55.3 acres;  2.30 units/acre 
 
This site is located within the Development Area of the County, and is designated as SRL, Suburban 
Residential Low, and ER, Environmental Resource.  The following table summarizes the uses and 
densities intended within the SRL and ER designations as they relate to this project: 
 

Long-Range Land Use 
Map Designation 

Intended Uses and Densities 
 

 
Suburban Residential 
Low (SRL) 
 
(western portion of site 
area;  proposed for 
development) 
 
 
 
 
 
 
 
Environmental Resource 
(ER) 
 
(southeastern portion of 
site area;  proposed for 
preservation/park area) 

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

• Land Use & Zoning Compatibility:  The proposed rezoning of the subject property from A-1, 
Agricultural, and R-4, Suburban Residential, to PMR, Planned Mixed Residential, as proffered, 
directly implements the current SRL, Suburban Residential Low, and ER, Environmental 
Resource, land use designations within the Comprehensive Plan.  In addition, in the SRL use 
designation, up to 25 percent of the total land area may be single-family attached.  For this 
proposal, 10.85 acres or 19.6% of the project area (Land Bay 2) is planned for single-attached 
(townhouse) units, which is in line with the current policy. 

 
• Proffered Master Zoning Plan (MZP) & Uses:  As proffered, development of the property shall 

be in substantial accordance with the MZP, with three (3) land bays and a specific layout.  As 
per the Comprehensive Plan, cluster housing and the use of the planned development 
concept may occur, provided that such clustering and planned district development furthers 
valuable environmental objectives.  The property is being developed as an age-restricted 
adult community, with a maximum of 127 residential dwellings to be contained within 37 
acres.  The dwelling unit mix shall consist of 64 single-family detached homes and 63 single-
family attached homes.  There is also an 18.3-acre area to the east, which is being preserved 
for public park land and conservation area.  

 
• Expansion of Age-Restricting Housing:  This project will deliver up to 127 age-restricted 

dwelling units in a planned, mixed residential community that is oriented for active persons, 
55 years of age and above.  As such, it will help to expand and deliver this housing option for 
aging residents in the County.  

 
• Consistency with Surrounding Area:  The subject property is surrounded by primarily 

suburban residential uses and associated HOA open space.  The site is within a corridor that 
that is dominated by suburban residential and planned mixed residential, and with a couple 
of religious institutional and school-related uses.  By changing the zoning to PMR, as 
proffered, it will remain compatible with the surrounding area context.   

 
Proposal’s Weaknesses 
 

• None identified. 
 
On balance, this application is found to be consistent with the relevant components of the Long-
Range Land Use Plan. 
 
 

Community Design Plan Analysis 
 
An attractive, well-designed County will attract quality development, instill civic pride, improve the 
visual character of the community, and create a strong, positive image of Prince William County.  The 
Community Design Plan sets out policies and action strategies that further the County’s goals of 
providing quality development and a quality living environment for residents, businesses, and 
visitors, and creating livable and attractive communities.  The Plan includes recommendations 
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relating to building design, site layout, circulation, signage, access to transit, landscaping and 
streetscaping, community open spaces, natural and cultural amenities, stormwater management, 
and the preservation of environmental features.   
 
Proposal’s Strengths 
 

• Landscaping & Buffering Commitments:  As proffered, the Applicant shall provide 
landscaping and buffering in substantial conformance to the MZP and as described in the 
Design Guidelines.  Specifically, the Applicant shall provide landscaping/buffering as follows: 

 
o A 30-foot-wide buffer shall be provided around the perimeter of the site as shown on 

the Landscape and Buffer Plan.  Within the buffer, the Applicant may preserve 
existing trees and shall install supplemental landscaping, as needed, to satisfy a Type 
"B" planting standard.  Any supplemental landscaping must be native species. 

 
o The Applicant agrees to retain the existing 10-foot wide and the existing 15-foot-wide 

landscape easements as they were established during the development of Victory 
Lakes and are currently platted.  The Applicant shall maintain the remaining original 
landscaping as currently located along Sudley Manor Drive frontage of the Property 
(original landscaping is quantified as including a total of 1,167 plant units). 

 
o The location of additional original planting established during the development of 

Victory Lakes coincides with the proposed Existing 25-foot Wide Landscape Area Plan 
shown on the “Existing 25-foot Landscape Area Plan” Sheet 10 of 10 of the MZP and 
in the Design Guidelines.  The original landscaping shall be maintained within this 25-
foot-wide Landscape Area or shall, as replacement of material is performed, be 
relocated into the 10-foot wide or 15-foot-wide landscape easements.   

 
o All replaced landscaping shall be species indigenous to Prince William County, unless 

otherwise approved in writing by the County Arborist.  Where the 25-foot-wide 
Landscape Area and proffered 30-foot-wide perimeter buffer coincide, the 
overlapping area will be planted per the 30-foot buffer standard. 

 
• Signage Entrance Feature:  As proffered, all monument entry features with a brick and/or 

stone base identifying the project shall be permitted at the entrances on Linton Hall Road 
and Sudley Manor Drive.  The monument entry feature(s) shall be landscaped with plantings 
to include existing trees, understory trees, shrubs, perennials, grasses and lawn, and any 
lighting shall be low intensity and shall be shielded so that it does not shine upward beyond 
the height of the entry feature.  All signs shall be subject to permits and permit review in 
accordance with Section 32-250.23. of the Zoning Ordinance. 

 
• Design Guidelines & Community Features:  The Applicant has provided Community Design 

Guidelines, which offer specific design themes for the residential dwelling unit types, 
building style, open space, streetscaping, lighting, recreational and outdoor amenities, 
pedestrian pathways, entrance features, and landscaping.  Overall building and site design 
shall be in substantial conformance with the concepts in the Design Guidelines. 
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• Homeowners Association:   
 

o As proffered, the Applicant shall establish a homeowners’ association for the 
Property (“HOA”), which shall be responsible for:  (a) administration of covenants, 
design guidelines and the Design Review Committee ("DRC");  and (b) maintenance of 
common areas and improvements including private roads, buffers, fencing, the 
entrance features, and the amenity area on the Property. 

 
o The HOA or DRC shall oversee implementation of the covenants, conditions & 

restrictions ("CCRs") to be established for the community.  The DRC, through its 
interpretation/approval powers, shall be responsible for ensuring high quality 
development by reviewing site plans, exterior architectural elevations, and façade 
treatments for compliance with the CCRs.  The CCRs shall include the following: 

 
i. Architectural style. 
ii. Building materials and colors. 
iii. Lighting, landscaping, and fencing. 
iv. All other exterior architectural modifications or additions. 

 
Proposal’s Weaknesses 
 

• None identified. 
 
On balance, this application is consistent with the relevant components of the Community Design 
Plan.  
 
 

Cultural Resources Plan Analysis 
 
Prince William County promotes the identification, evaluation, and protection of cultural resource 
sites throughout the County, as well as the tourism opportunities these sites present.  The Cultural 
Resources Plan recommends identifying, preserving, and protecting Prince William County’s 
significant historical, archaeological, architectural, and other cultural resources – including those 
significant to the County’s minority communities – for the benefit of all of the County’s citizens and 
visitors.  To facilitate the identification and protection of known significant properties that have 
cultural resource values worthy of preservation, the land use classification County Registered 
Historic Site (CRHS) is used in the Comprehensive Plan.  The Plan includes areas of potentially 
significant known but ill-defined or suspected pre-historic sites, Civil War sites, historic viewsheds, 
landscapes or areas of potential impact to important historic sites, and encourages the 
identification, preservation, protection, and maintenance of all cemeteries and/or gravesites located 
within the County. 
 
A Phase I report was submitted for  a portion of the property, titled “Phase I Archaeological Survey of 
a 18.1 Hectare (44.8 acre) Portion of the Benedictine Sisters of Virginia Property (Dutton 2020).”  The 
report identified one archaeology site, #44PW2053, a twentieth century scatter of trash.  The site 
was recommended not eligible for listing on the National Register of Historic Places, with the County 
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concurring.   No additional studies are recommended.  Curating the artifacts with Prince William 
County is recommended.   
 
The Historical Commission reviewed this item at their March 10, 2020 and recommended “No 
Further Work” on this application.  Subsequently, at its meeting on July 14, 2020, the Commission 
reviewed the report and concurred with the recommendations that artifacts be donated to and 
curated with the County.  The County Archaeologist concurs.   
 
Proposal’s Strengths 
 

• No Further Work:  The Historical Commission reviewed this proposal at its March 10, 2020 
and July 14, 2020 meetings and determined that no further work was needed.  The County 
Archaeologist concurs. 

 
• Commitment to Donation & Curation:  As proffered, within two (2) months of acceptance of 

the final cultural resource report, the Applicant shall dedicate all artifacts appropriate to 
curate with the County, and shall pay a curation fee identical to VDHR’s curation fee at the 
time of delivery of the artifacts to the County.   

 
Proposal’s Weaknesses 
 

• None identified. 
 
On balance, this application is found to be consistent with the relevant components of the Cultural 
Resources Plan. 
 
 

Environment Plan Analysis 
 
Prince William County has a diverse natural environment, extending from sea level to mountain 
crest.  Sound environmental protection strategies will allow the natural environment to co-exist with 
a vibrant, growing economy.  The Environment Plan sets out policies and action strategies that 
further the County’s goal of preserving, protecting, and enhancing significant environmental 
resources and features.  The Plan includes recommendations relating to the incorporation of 
environmentally sensitive development techniques, improvement of air quality, identification of 
problematic soil issues, preservation of native vegetation, enhancement of surface and groundwater 
quality, limitations on impervious surfaces, and the protection of significant viewsheds. 
 
The parcels impacted by this rezoning proposal are mix of managed turf, old field successional 
meadows, and forested tracts.  The separate 18.3-acre parcel to the southeast contains Chesapeake 
Bay Resource Protection Area (RPA) associated with Broad Run and 100-year floodplain features.   
According to the environmental constraints analysis (ECA) which was submitted with this application, 
there two (2) specimen trees, one in good condition and one in fair condition, were identified within 
the project boundary.  The specimen tree in good condition is inside of the proposed 18-acre 
conservation area and will remain.  Four (4) additional specimen trees were located close to the 
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project boundary.  These four (4)  trees are all in fair or poor condition.  There is no known presence 
of threatened and/or endangered species within the project limits.   
 
SUBWATERSHED:  Broad Run subshed 260      
IMPERVIOUS / PERVIOUS:  10.35 acres / 44.95 acres    
RARE, THREATENED, AND ENDANGERED SPECIES: No suitable habitat 
 
SOILS:  

No. Soils name Slope Erodibility 
1A Aden silt loam 0-2% Slight 
4B Arcola silt loam 2-7% moderate 
7A Bermudian silt loam 0-2% Slight 
11B Calverton silt loam 0-7% Moderate 
15A Comus loam 0-2% Slight 
16A Delanco fine sandy 0-4% Slight 
17A Dulles silt loam 0-2% Slight 
20B Elsinboro sandy loam 2-7% Moderate 
35B Manassas silt loam 2-7% Moderate 
46B Panroama silt loam 2-7% Moderate 
56A Waxpool silt loam 0-2% slight 

 
The proposal involves an offsite 18.3-acre parcel that is separated from the proposed area for the 
development.  This parcel would have 7.0 acres dedicated for a public park and the remaining 11.3 
acres dedicated as a Conservation Area.  Current policies speak to providing protected open space 
through the use of clustering and providing preservation of environmental resources.  This is the 
Applicant’s focus of environmental protection, yet it is largely undevelopable since it is encumbered 
by an RPA and 100-year floodplain covering approximately 63% (12.3 acres) of the 18.3 acres.  While 
it provides a valuable addition to the Broad Run Stream valley corridor, it does not fully mitigate the 
development impacts on the separate parcel where cluster housing is proposed.   
 
The latest site layout has been modified to reduce the overall number of lots and increase the 
preserved tree save area.  In addition, new plantings are provided to supplement areas of existing 
undisturbed trees/vegetation.  Through a combination of increased tree save area and reforestation 
of 1.5 acres, the Applicant can achieve the 20% requested onsite forest/vegetation preservation. 
 
The open space requirement in the PMR zoning district is 30%.  For this proposed development, this 
is well exceeded at 64.4 % for the total project area.  The following provides a further area 
breakdown of the open space provided, based on the various land bays: 
 

 Land Bays 1 & 2  (residential development) = 17.3 acres of 37 acres, or 46.8% 
 Land Bay 3  (conservation/park area; not developed) = 18.3 acres  
 Total for Project  (Land Bays 1, 2, & 3) = 35.6 acres of 55.3 acres, or 64.4% (gross) 

 
  



Staff Analysis 
 
 

#REZ2020-00016 | Page 21 

Proposal’s Strengths 
 

• Passive Open Space and Dedicated Open Space:  The 18.3-acre parcel, located at the 
southeastern end of the property, identified as GPIN 7595-07-3280, shall be set aside as 
open space and allocated as follows, and as shown on the MZP:  

 
o "Proposed ±11 Acre Conservation Area" shall be reserved as “natural open space”, to 

support a native forest community.  
 

o "Proposed ±7 Acre Park Dedication Area" shall be conveyed to the Board of County 
Supervisors for use as a public park.  

 
• Conservation Area and Easement:  As proffered, the Applicant shall record the appropriate 

covenants and deeds and/or plats for the proposed conservation area.  Such area shall be 
subject to a covenant that the existing trees, supportive of a native forest community, shall 
not be disturbed or removed and that no use of the conservation area shall be made 
without specific authorization from the County.  Maintenance within the conservation area 
shall be the responsibility of the fee title owner of the property. 

 
• Limits of Clearing and Grading:  As proffered, the Applicant shall limit clearing and grading 

on the Property to those areas depicted on the MZP. 
 

• Soil Remediation:  As proffered, the Applicant shall remediate soils in areas where 
landscaping is proposed and where there is currently pavement and/or compacted gravel 
and soils so that they shall be suitable for planting. 
 

• Tree Save:  As proffered, prior to the first submission of each final site/subdivision plan, the 
Applicant shall contact the County Arborist and walk the development area after the limits of 
clearing have been flagged to determine if there are existing trees that might be preserved 
with a reasonable adjustment of the limits of clearing. 
 

• Tree Canopy/Reforestation:  As proffered, the Applicant shall maintain a minimum of 14% of 
the net development area in existing tree canopy (5.9 acres).  The Applicant will provide an 
additional 1.5 acres of reforestation to meet the total tree canopy requirement of 7.4 acres.   

 
Proposal’s Weaknesses 
 

• None identified. 
 
On balance, this application is found to be consistent with the relevant components of the 
Environment Plan. 
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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. 
 
As submitted, the proffers and MZP show the single-family dwellings having a side set back of 5 feet.  
Since this is less than 10 feet, Section 32-306.12.3.(a) of the Zoning Ordinance requires either a fire 
sprinkler system installed in each house or non-combustible exterior cladding, or an equivalent 2-
hour fire resistive wall between the two houses.  This will need to be addressed at site plan and 
building plan review. 
 
Fire/Rescue Station #25 (Linton Hall) is the first due fire/rescue resource for the project site, and is 
located approximately 800 feet to the west.  The site is within the required 4.0-minute travel time for 
Basic Life Support and Fire Suppression, and is within the required 8.0-minute travel time for 
Advanced Life Support.  In FY 2019, Station 25 responded to 3,350 incidents, with a workload station 
capacity of 4,000 incidents per year. 
 
The FY 2021-2026 Capital Improvement Program (CIP) includes Station #22 (Groveton).  The 
proposed location of Station 22 will affect the total response for Station 25, but the full effect has yet 
to be determined.  Station #22 opened in January 2021 and is now operational.  Systemwide 
response times are expected to improve and ease the burden on existing nearby stations. 
 
Proposal’s Strengths 
 

• Monetary Contribution:  As proffered, prior to and as a condition of issuance of occupancy 
permit for each new home proposed, the Applicant shall make a monetary contribution to 
the Board of County Supervisors of $1,000 per dwelling constructed on the property to be 
used for fire and rescue purposes. 

 
• Inside of 4.0-Minute Travel Time:  The site is located within the 4.0-minute travel time for 

basic life support and fire suppression. 
 

• 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:  FY 2019 figures indicate that Fire and Rescue Station #25 responded to 

3,350 incidents, while the workload capacity for Station 25 is 4,000 incidents per year.  As 
such, it is operating within capacity. 
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• Expected Response Time Improvements:  With the new Station #22, the station’s first due 
area (#25) will experience response time improvements.  Systemwide response time 
improvements are also projected to improve, which will help ease emergency response call 
volume on existing stations. 

 
Proposal’s Weaknesses 
 

• None identified. 
 
On balance, this application is found to be consistent with the relevant components of the Fire and 
Rescue Plan. 
 
 

Library Plan Analysis 
 
Access to a variety of information is a valuable service provided by the County.  The Library Plan sets 
out policies and action strategies that further the County’s goal of providing adequate library 
facilities and information resources to our residents.  The Plan includes recommendations relating 
to siting criteria, appropriate levels of service, and land use compatibility.   
 
The 2008 Comprehensive Plan contains Levels of Service (LOS) standards for libraries.  LOS 
standards for library services are measured by the per capita facility, site, and volume standards, 
applied to the number of new residences to be developed at a particular site for which a rezoning is 
sought.  Application of these LOS standards has determined that, countywide, eight (8) new full-
service libraries will be needed by the year 2030 to provide adequate public library facilities for 
current and anticipated future populations.  
 
The closest existing library facilities are Nokesville Neighborhood Library and Bull Run Regional 
Library, which are approximately 5 miles from the subject property.  The Fiscal Impact Analysis 
provided by the Applicant (attached at end of this report) calculates the anticipated impact from the 
proposed development on libraries, which is approximately $36/resident.  This monetary 
contribution has been added to the proffers to help mitigate the anticipated impact.   
 
Proposal’s Strengths 
 

• Monetary Contribution:  As proffered, prior to the issuance of the occupancy permit for each 
new home proposed, the Applicant shall make a monetary contribution to the Board of 
County Supervisors in the amount of $75 per dwelling constructed on the property to be 
used for library purposes. 

 
Proposal’s Weaknesses 
 

• None identified. 
 
On balance, this application is found to be consistent with the relevant components of the Libraries 
component of the Comprehensive Plan.    
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Parks, Open Space, and Trails Plan Analysis 
 
The quality of life for residents of Prince William County is linked closely to the development and 
management of a well-maintained system of parks, trails, and open space.  Prince William County 
contains a diversity of park, open space, and trail resources.  These parklands, open spaces, and 
recreational facilities play a key role in shaping both the landscape and the quality of life of Prince 
William County residents through the conservation of natural and cultural resources, protection of 
environmental quality, and provision of recreational facilities.  The Parks, Open Space and Trails Plan 
sets out policies and action strategies that further the County’s goal of providing park lands and 
recreational facilities of a quantity, variety, and quality appropriate to meet the needs of the current 
and future residents of Prince William County.  The Plan includes recommendations to preserve 
existing protected open space, maintain high quality open space, expand the amount of protected 
open space within the County, and to plan and implement a comprehensive countywide network of 
trails. 
 
PARKS AND RECREATION FACILITIES NEAR THE PROJECT AREA 
 
Park Type  Park Name  
Neighborhood  None 
Community  Valley View Park 
Regional  Prince William Golf Course 
   Rollins Ford Park (not yet developed) 
Linear/Resource Broad Run Linear Park, Brentsville Courthouse, Bristoe Station Battlefield 
Trails   Broad Run Greenway 
 
 
This rezoning offers direct benefits to the Broad Run Linear Park and the Broad Run Greenway trail, 
particularly in the form of an established buffer area, and additional acreage.  The Department of 
Parks, Recreation, and Tourism (DPRT) finds the following overall benefits for the proposal: 
 

• The Applicant has proposed adequate onsite amenities to offset potential impacts to existing 
neighborhood parks and provide a variety of active recreation opportunities for future 
residents. 

 
• The Applicant has proposed dedication of ±7 acres of land as an addition to the Broad Run 

Linear Park, enhancing the park and the Broad Run Greenway Corridor.  In addition, the 
applicant has proposed to reserve ±11.3 acres, immediately adjacent to the park parcel, as a 
“Conservation Area” to be reserved as undeveloped open space. 

 
• The Applicant has proposed a sidewalk/trail connection, along Linton Hall Road, between the 

proposed residential development and Broad Run Linear Park. 
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Proposal Strengths 
 

• Park Area Dedication:  As proffered, the Applicant shall dedicate and convey in fee simple to 
the Board of County Supervisors, ±7 acres for inclusion as part of the Broad Run Linear Park, 
subject to all matters of record among the land records of Prince William County, for use as 
open space/passive recreation purposes.   

 
• Extended Trail Connection:  As proffered, an 8-foot-wide asphalt trail connection shall be 

made from the proposed sidewalk on Linton Hall Road to the existing Broad Run Linear Trail.  
The trail design standards, including width, may be modified to address topography, 
available right-of-way (ROW), and location of other related improvements and structures.   

 
Proposal Weaknesses 
 

• None identified. 
 
On balance, this application is found to be consistent with the relevant components of the Parks, 
Recreation, and Tourism component of the Comprehensive Plan. 
 
 

Police Plan Analysis 
 
Residents and businesses expect a high level of police service for their community.  This service 
increases the sense of safety and protects community investments.  The Police Plan is designed to 
promote Prince William County’s public safety strategic goal to continue to be a safe community, 
reduce criminal activity, and prevent personal injury and loss of life and property, as well as to 
ensure effective and timely responses throughout the County.  This Plan encourages funding and 
locating future police facilities to maximize public accessibility and police visibility as well as to 
permit effective, timely response to citizen needs and concerns.  The Plan recommends educational 
initiatives, such as Neighborhood and Business Watch, and Crime Prevention through 
Environmental Design (CPTED), which encourages new development to be designed in a way that 
enhances crime prevention.  The Plan also encourages effective and reliable public safety 
communications linking emergency responders in the field with the Public Safety Communications 
Center. 
 
At this time, the Police Department does not believe this application will create significant impact on 
calls for service.  The Applicant should coordinate with the Police Department as the site develops, 
and apply the various Crime Prevention Through Environmental Design (CPTED) principles, which 
can be found at the following:  http://www.pwcgov.org/government/dept/police/Pages/CPTED.aspx 
Aspects of safety should be incorporated into the overall design of the community. 
 
Proposal’s Strengths 
 

• Impacts to Levels of Service:  The Police Department does not believe this application will 
create significant impact on calls for service.  

  

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

• None identified. 
 
On balance, this application is found to be consistent with the relevant components of the Police 
Plan. 
 
 

Potable Water Plan Analysis 
 
A safe, dependable drinking water source is a reasonable expectation of County residents and 
businesses.  The Potable Water Plan sets out policies and action strategies that further the County’s 
goal of providing an economically and environmentally sound drinking water system.  The Plan 
includes recommendations relating to system expansion, required connections to public water in 
the development area, and the use of private wells or public water in the Rural Area. 
 
The subject property is within the Development Area of the County and is thereby required to utilize 
public water to develop.  Public water is available from an existing 24-inch water main located on 
Linton Hall Road and an existing 16-inch water main located on Sudley Manor Drive  The developer 
will be required to provide an adequately sized water main looped through the site connecting to 
both the existing 16-inch and 24-inch water mains for increased reliability and water quality. 
 
Depending on the final configuration of any proposed onsite 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 the subject property and the above-listed 
requirements in accordance with all applicable Service Authority, and County and State 
requirements, standards, and regulations.   
 
Proposal’s Strengths 
 

• Water Connection & Service:  As proffered, the Applicant shall plan, design, and construct all 
onsite and offsite water utility improvements necessary to develop the subject property.  

 
Proposal’s Weaknesses 
 

• None identified. 
 
On balance, this application is found to be consistent with the relevant components of the Potable 
Water Plan.    
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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 from an existing 48-inch gravity sewer located on 
Linton Hall Road near the southeast corner of the property. 
 
Grinder pumps in the sanitary sewer system may be required.  The Applicant shall plan, design, and 
construct all on-site and off-site sanitary sewer utility improvements necessary to develop the 
property and satisfy all requirements in accordance with all applicable Service Authority, County, 
and State requirements, standards, and regulations.  
 
Proposal’s Strengths 
 

• Sewer Connection & Service:  As proffered, the Applicant shall be responsible for all onsite 
and offsite improvements required to provide the sewer service demand generated by the 
development.   

 
Proposal’s Weaknesses 
 

• None identified. 
 
On balance, this application is found to be consistent with the relevant components of the Sanitary 
Sewer Plan. 
 
 

Transportation Plan Analysis 
 
Prince William County promotes the safe and efficient movement of goods and people throughout 
the County and surrounding jurisdictions by providing a multi-modal approach to traffic circulation.  
The Transportation Plan establishes 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 
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rights-of-way, provide and/or fund transit infrastructure, pedestrian and bicycle pathways, and 
improved and coordinated access to transit facilities. 
 
The community will have two access points – one on Linton Hall Road and one on Sudley Manor 
Drive.  The Applicant proposes a full movement access onto Sudley Manor Drive at Victory Lakes 
Loop and a right-in/right-out access on Linton Hall Road.  A left-turn lane exists on Sudley Manor 
Drive into the proposed entrance, which meets current DCSM and VDOT standards.  However, a 
DCSM standard right-turn lane must be provided into the proposed Sudley Manor Drive and Linton 
Hall site entrances.   
 
The Applicant submitted reduced turn lane length waiver requests to the Department of 
Transportation for review of the proposed entrances on Linton Hall Road and Sudley Manor Drive.  
The Applicant will provide the proposed turn lanes as approved in the waivers. 
 
The proposed age-restricted community does not include street or pedestrian connections to the 
adjacent St. Benedictine Monastery or Linton Hall School.  In the event these adjacent uses change 
to a compatible use, interparcel access is recommended.  The Applicant has agreed to provide a 40-
foot-wide interparcel access easement to the adjacent property east of the site. 
 
A Traffic Impact Analysis (TIA) was not warranted for this proposal, as it does not generate enough 
traffic to exceed the thresholds established in the DCSM.   
 
The following summary table provides the latest Virginia Department of Transportation (VDOT) 
traffic counts and Prince William County Travel Demand Model level of service (LOS) information in 
the vicinity of the site for Linton Hall Road and Sudley Manor Drive. 
 

Roadway Name Number of Lanes 2019 VDOT Annual Average  
Traffic Count  

2015 Daily 
LOS 

Linton Hall Road 4 22,000 B 

Sudley Manor Drive 4 22,000 B 
 

 
Proposal’s Strengths 
 

• Site Access:  Access to the property shall be provided from Linton Hall Road and Sudley 
Manor Drive as shown on the MZP.  The final location and design will be shown on the final 
site/subdivision plan. 

 
• Provision for Future Interparcel Connection:  An interparcel connection to the A-1 zoned 

portion of the property will be reserved and permitted if and when that property is rezoned 
to a compatible use.  The location of the interparcel connection will be generally as shown 
on the MZP at the end of Road D, with the final location and size (capacity) to be determined 
at the time of final site/subdivision plan review for the abutting property, and will be based 
on the size, capacity, and configuration of the internal roads within the Property. 
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• Sidewalks & Trail Improvements:  Subject to obtaining all necessary off-site easements and 
applicable County approvals, the Applicant will provide the following: 

 
i. A five (5) foot wide sidewalk extension along Linton Hall Road from the 

existing entrance to GPIN 7495-98-0459 connecting to the intersection of 
Sudley Manor Drive, as identified on the MZP, with first final site/subdivision 
plan (or shown on a separate public improvements plan filed concurrently 
with the first site/subdivision plan) for the Property.   

ii. The existing Shared Use Trail (Pedestrian/Bike Trail) along Sudley Manor 
Drive and Linton Hall Road adjacent to GPIN 7495-88-1285 will be improved 
to current width and street setback (buffer) requirements provided that the 
necessary right-of-way is available for dedication from the owner, Victory 
Lakes Community Association. 

 
• Available Onsite Parking:  Based on current County parking requirements for single-family 

detached and townhouse style residential units, the development proposal meets and 
exceeds the required standards.  In total, 280 spaces are required, while 418 spaces are 
being provided.  This does not include additional on-street parking spaces.   
 

o For 64 single-family detached homes, 128 parking spaces are required;  128 spaces 
are provided through driveway spaces, which does not include additional garage 
parking spaces.     

 
o For 63 townhouses, 152 parking spaces are required;  290 spaces are provided 

through driveway and garage spaces, as well as additional surface parking spaces. 
 

• Onsite Bicycle Parking:  The Applicant will provide two (2) bike parking facilities onsite in the 
locations shown on the MZP, or other locations as approved at time of final site/subdivision 
plan review.  The bike parking will conform to the Association of Pedestrian and Bicycle 
Professional (APBP) standards on the final approved site/subdivision plan. 

 
Proposal’s Weaknesses 
 

• None identified. 
 
On balance, this application is found to be consistent with the relevant components of the 
Transportation Plan.   
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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: 
 

• Monetary Support Contribution for Aging Services:  With this application, there are 127 age-
restricted residential dwellings are being proposed, with a mixture of up to 64 single family 
detached homes and 63 single family attached (townhouse) homes.  As proffered, prior to 
and as a condition of issuance of the first occupancy permit for each new home proposed 
herein, the Applicant shall make a monetary contribution of $150 per dwelling constructed 
on the property to be used for services provided by the Area Agency on Aging.   

 
• Schools Impact:  This application was forwarded to the Schools Division and no comments 

were provided.  With this development being proposed as age-restricted/senior housing, no 
significant impacts to County schools are anticipated.   

 
 

Modifications / Waivers 
 
The following waivers and/or modifications to the requirements of the Zoning Ordinance and the 
DCSM are being requested and are incorporated into the proffers for this rezoning request.  The 
waivers and modifications are as noted in the MZP and as follows: 

 
A. Waiver of Section 32-306.21 of the Zoning Ordinance to allow the elimination of 

the nonresidential secondary use requirement within the PMR District. 
 

 Staff supports, as submitted.  SRL is the appropriate use designation that 
implements the existing residential land use pattern in the area context.  The 
secondary use component is open space, for the proposed park and 
conservation area, which directly implements the ER designation at the eastern 
end of the site.   

 
 

B. The following dwelling unit types are proposed pursuant to Zoning Ordinance 
section 32-700.25 to allow greater variety of housing types and encourage a 
more compact, cohesive, and walkable community with a sense of identity.  In 
addition to the specific housing types provided in the following section, the 
Zoning Administrator may approve dwelling types permitted for construction 
and shall specify the minimum performance standards consistent with section 
32-280.01.3 and after comparison to the performance standards for the most 
comparable housing unit types provided herein.  The Zoning Administrator may 
approve modifications in any of the minimum development standards provided 
in this section, other than relating to required side setbacks.  No standard shall 
be reduced by more than 20% of the required minimum and the minimum 
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standards for the housing unit type shall collectively be met or exceeded in the 
area where the modification is proposed.  
 
HOUSING TYPES AND PERFORMANCE STANDARDS 

 
i. Modified Cluster House. This dwelling type is a single-family residence 

which is fully detached from neighboring structures.  
 
1)  Minimum Lot Area:  5,500 sq. ft.  
2)  Maximum Lot Coverage:  0.60  
3)  Maximum Building Height:  40 ft.  
4)  Minimum Setbacks: 

a)  Front Setback to Garage:  20 ft.  
b)  Side:  5 ft.  pursuant to zoning ordinance section 32-306.12.3. 

where the side yard setback is reduced to no less than five feet, 
the reduction in side setback shall require exterior sidewall 
construction that is non-combustible or has a minimum fire 
resistive rating equivalent to two-hours between dwelling units, or 
the dwelling unit shall be modified to have a fire sprinkler system; 
except that, on corner lots no reduction shall be allowed for side 
yards abutting streets or travelways. 

c)  Corner Lot (Side):  15 ft.  
d)  Rear Lot Line to House:  25 ft.  

5)  Minimum Setbacks for Unroofed Decks, Stoops, Landings, and Similar 
Features: 

a)  Front:  10 ft.  
b)  Side:  5 ft.  
c)  Corner Lot (Side):  15 ft.  
d)  Rear:  8 ft.  

6)  Minimum Lot Width:  50 ft.  
7)  Minimum Lot Width at BRL on Cul-De-Sac:  45 ft. 
8)  Pipestem standards —  Per section 32-300.61.10. 

 
 Staff supports, as submitted.  To allow greater variety of housing types and 

encourage a more compact, cohesive, and walkable community with a sense of 
identity, the Modified Cluster House, is being proposed. 

 
 

ii. Modified Townhouse. This dwelling type consists of a single-family attached 
unit, with individual outside access. Rows of townhouses shall contain no 
more than seven dwelling units in a group. 

 
1)  Minimum Lot Area:  2,500 sq. ft.  
2)  Maximum Lot Coverage:  0.70  
3)  Maximum Building Height:  45 ft.  
4)  Minimum Setbacks: 
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a)  Front Setback to Garage:  20 ft.  
b)  Side:  10 ft.   
c)  End Unit (Side): 10 ft.  
d)  Rear Lot Line to House: 15 ft.  

5)  Minimum Setbacks for Unroofed Decks, Stoops, Landings, and Similar 
Features: 
a)  Front without garage:  10 ft.  
b)  Side:  5 ft.  
c)  End Unit (Side):  10 ft.  
d)  Rear:  8 ft.  

6)  Minimum Lot Width:  27 ft.  
 

 Staff supports, as submitted. To allow greater variety of housing types and 
encourage a more compact, cohesive, and walkable community with a sense of 
identity, the Modified Townhouse, is being proposed. 

 
 

C. Modification of DCSM Section 602.07.F. to allow a 100-foot southbound right turn 
lane and a 200-foot taper on Linton Hall Road.   

 
 The Applicant is providing the required right-turn lane at its Linton Hall Road 

entrance and submitted a turn lane length waiver to the Department of 
Transportation.  This waiver has been approved.  

 
 

D. Modification of DCSM Section 602.07.F. to allow a 200-foot southbound right turn 
lane and a 200-foot taper on Sudley Manor Drive.   

 
 The Applicant is providing the required right-turn lane at its Sudley Manor Drive 

entrance and submitted a turn lane length waiver to the Department of 
Transportation.  This waiver has been approved. 
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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 
Planning Office: 
 

• PWC Archaeologist 
• PWC Area Agency on Aging 
• PWC Building Official 
• PWC Fire Marshal Office 
• PWC Historical Commission 
• PWC Libraries 
• PWC Planning Office – Case Manager / Long-Range Planning / Proffer Administration 
• PWC Police / Crime Prevention 
• PWC Public Works – Environmental Services / Watershed Management 
• PWC Service Authority 
• PWC Transportation 
• Virginia Department of Transportation (VDOT)   
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Benedictine Sisters Property
Rezoning #REZ2020-00016

Brentsville Magisterial District

Scott F. Meyer

Planning Office



Benedictine Sisters Property, #REZ2020-00016

 Request:  To rezone ±55.3 acres from A-
1, Agricultural, and R-4, Suburban 
Residential, to PMR, Planned Mixed 
Residential, to develop up to 127 age-
restricted adult residential units, to 
include a mixture of single-family 
detached and single-family attached 
(townhouse) dwellings with 
conservation/park area, and associated 
waivers and modifications. 

 Location:  Northeast quadrant of the 
intersection of Linton Hall Road and 
Sudley Manor Drive, and north/adjacent 
to Broad Run stream feature.

 Recommendation: Approval
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Benedictine Sisters Property, #REZ2020-00016

Uses/Features Required in PMR
zoning district

Proposed

Density PMR zoning (Low Density 
Residential, LDR) = 

1 to 4 d.u./ac.
2.30 d.u./ac. 

Open Space 30%  
(16.6 acres)

64.4%  
(35.6 acres)

Parking Total Required:
280 spaces

Total Provided:
418 spaces

(not including on-street parking)
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Benedictine Sisters Property, #REZ2020-00016

Recommendations:

 Planning Commission:  Approval of Rezoning #REZ2020-00016, Benedictine 
Sisters Property, subject to proffers dated March 3, 2021, with 3 conditions to 
be addressed prior to Board.

 Planning Office:  Concurs with Approval of #REZ2020-00016, subject to 
revised proffers dated March 31, 2021, for the following reasons: 

 Rezoning to PMR, as proffered, directly implements SRL and ER use designations in 
the Comprehensive Plan.

 The proposed development is consistent with surrounding character of area.

 Over 18 acres of conservation and park area left intact and offered to County.

 New trail connection and adds additional area to Broad Run Linear Park.
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