
Planning Commission 

 

 

5 County Complex Court, Prince William, Virginia 22192 • 703-792-7615 | www.pwcva.gov/pc 

 

PLANNING COMMISSION RESOLUTION 

 

MOTION:  January 26, 2022 

  Regular Meeting 

SECOND:  RES. No. 22-xxx 

 

RE: REZONING #REZ2016-00028, UTTERBACK REZONING 

 GAINESVILLE MAGISTERIAL DISTRICT 

 

ACTION: RECOMMEND APPROVAL 

 

WHEREAS, this is a request to rezone ±81.6 acres from A-1, Agricultural, to PMR, 

Planned Mixed Residential, to allow up to 237 single-family detached residential units, and with 

associated development waivers and modifications; and 

 

WHEREAS, the ±81.6-acre subject property is located south of Lightner Road, along 

both sides of Omland Place, and at the northeastern terminus of Utterback Lane; and  

 

WHEREAS, the site is identified on County maps as the following GPINs:  7398-06-

7859; 7398-06-8298; 7398-16-0866; 7398-16-3682; 7398-16-7933; 7398-16-8778; 7398-17-0335; 

7398-17-1471; 7398-17-5727; 7398-17-7298; 7398-17-7559; 7398-17-7989; 7398-18-2402; 7398-18-

4032; 7398-18-6330; 7398-18-8728; 7398-27-0026; 7398-27-0588; 7398-27-2919; and 7398-27-3346; 

and  

 

WHEREAS, the site is designated SRL, Suburban Residential Low, in the 

Comprehensive Plan; and 

 

WHEREAS, the site is zoned A-1, Agricultural, without proffers, and is located within 

the Airport Safety Overlay District; and  

 

WHEREAS, the Prince William County Planning Commission duly ordered, 

advertised, and held a public hearing on January 26, 2022, at which time public testimony was 

received and the merits of the above-referenced case were considered; and  

 

WHEREAS, the Prince William County Planning Commission finds that public 

necessity, convenience, general welfare, and good zoning practice are served by recommending 

approval of this request;  

 

NOW, THEREFORE, BE IT RESOLVED that the Prince William County Planning 

Commission does hereby close the public hearing and recommend approval of Rezoning 

#REZ2016-00028, Utterback Rezoning, subject to the proffers dated January 12, 2022. 

 

 

ATTACHMENT:  Proffer Statement, dated January 12, 2022 
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Votes: 

Ayes:   

Nays:   

Abstain from Vote:   

Absent from Vote:   

Absent from Meeting:   

 

 

MOTION CARRIED 

 

 

 

 

CERTIFIED: ________________________________________________________________ 

Clerk to the Planning Commission  
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PROFFER STATEMENT 

 

 RE: REZ2016-00028, Utterback Rezoning 

 

Record Owners: HAYMARKET RESIDENTIAL I LLC 

HAYMARKET RESIDENTIAL II LLC  

HAYMARKET RESIDENTIAL III LLC  

HAYMARKET RESIDENTIAL IV, LLC 

HAYMARKET RESIDENTIAL V LLC 

HAYMARKET RESIDENTIAL VI LLC 

HAYMARKET RESIDENTIAL VII LLC  

HAYMARKET RESIDENTIAL VIII LC 

HAYMARKET RESIDENTIAL X LC 

HAYMARKET RESIDENTIAL XI LC 

   HAYMARKET RESIDENTIAL XII LC  

HAYMARKET RESIDENTIAL XIII LC 

HAYMARKET RESIDENTIAL XIV LC 

HAYMARKET RESIDENTIAL XV LC 

HAYMARKET RESIDENTIAL XVI LC 

   DOMINION STATION DC, LLC 

Michael and Beverly Veness 

William J. McMenamin 

Property: GPINs 7398-18-4032, 7398-18-6330, 7398-18-2402, 7398-17-1471, 7398-17-0335, 

7398-06-8298, 7398-06-7859, 7398-16-0866, 7398-16-3682, 7398-16-7933, 7398-

27-2919, 7398-27-0026, 7398-16-8778, 7398-17-5727, 7398-27-3346, 7398-17-

7559, 7398-17-7989, 7398-27-0588, 7398-18-8728 and 7398-17-7298 (the 

"Property") 

Gainesville Magisterial District 

 ±81.6 Acres from A-1 to PMR, Planned Mixed Residential 

 

Date: January 12, 2022 

 

The undersigned hereby proffers that the use and development of the Property shall be in 

substantial conformance with the following conditions and shall supersede all other proffers made 

with respect to the Property prior hereto. 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, 
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unless otherwise specified. The terms "Applicant" and "Developer" shall include all future owners 

and successors in interest. The term “Project” refers to the proposal set forth herein. 

 

 References in this Proffer Statement to plans and exhibits shall include the following: 

 

A. Master Zoning Plan (the "MZP") prepared by Dewberry Engineers Inc. entitled "Utterback" 

dated June 14, 2016, last revised January 5, 2022: 

 

i. Utterback Land Use Plan (“Land Use Plan”) 

ii. Utterback Open Space Plan (“Open Space Plan”) 

iii. Utterback Utility Plan (“Utility Plan”) 

iv. Street Sections 

v. Geometric Plan 

 

B. Utterback Community Design Guidelines prepared by Dewberry Engineers Inc., dated January 

5, 2022. 

 

USE AND SITE DEVELOPMENT 

 

1. Development in Accordance with MZP - Development of the Property will be in substantial 

conformance with the MZP, subject to minor modifications as needed to comply with Zoning 

Ordinance and Design and Construction Standards Manual ("DCSM") requirements, subject to 

minor changes approved by the County in connection with final subdivision plan review, 

including revisions to the lot and street layout in accordance with final engineering 

considerations. 

 

2. Use - A maximum of two hundred and thirty-seven (237) single-family detached residential 

units may be constructed on the Property. 

 

3. Limits of Clearing and Grading/Undisturbed Open Space Area - 

 

a. The Applicant shall limit clearing and grading on the Property to those areas depicted 

on the Open Space Plan, subject to minor revisions in accordance with final engineering 

considerations at the time of plan review and approval.  

 

b. No clearing or improvements shall be made within the limits of clearing and grading 

and those areas labeled as Undisturbed Open Space Areas on the Open Space Plan, and 

in the Design Guidelines, provided that the Applicant may, and at the County’s direction 
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shall (a) remove noxious or invasive vegetation, such as poison ivy, poison oak, etc., as 

well as dead, dying, or hazardous trees, revegetating those Areas with native trees, 

shrubs and ground covers; (b) install and maintain water, sanitary sewer, storm sewer 

outfalls; (c) install access to the existing cemetery; and, within the Central (Community) 

Park Area (d) may construct benches, pedestrian connectivity, etc., as defined in the 

Design Guidelines.  

 

TRANSPORTATION 

 

4. Monetary Contribution - As a condition of occupancy permit issuance of each new unit, the 

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

Supervisors in the amount of $16,780.00 per single family unit constructed on the Property to 

be used for transportation improvements. If the off-site improvements described in Proffer #5 

below are constructed, the Applicant shall receive a credit (not to exceed the transportation 

Level of Service contributions) for the value of the design and construction costs for such 

improvements. The Applicant shall provide evidence of these amounts to the Prince William 

County Department of Transportation (County Transportation) to prove the value of such credit. 

 

5. Lightner Road Improvements - 

 

a. The Applicant shall design and construct the turn lane, sidewalk and crosswalk 

improvements to Lightner Road as depicted on the exhibit entitled “Utterback – Lightner 

Road Improvements,” prepared by Dewberry Engineers, Inc., dated June 10, 2020, last 

revised November 4, 2021, subject to obtaining all necessary County Transportation and 

Virginia Department of Transportation (VDOT) approvals. In the event the Applicant is 

unable to obtain off-site right-of-way and easements needed for the construction of the 

right turn lane onto Route 15, there shall be no further obligation under this proffer for 

the construction of a separate right turn lane. If right-of-way is obtained for this right 

turn lane, whether by purchase or by eminent domain as provided herein, and all of the 

improvements are approved by the appropriate authorities, the Applicant shall show the 

final location and design of such improvements on the first site/subdivision plan for the 

Property (or on a separate public improvements plan to be submitted concurrently with 

or prior to the first site/subdivision plan for the Property), and said improvements shall 

be completed by the Applicant prior to and as a condition of the issuance of an 

occupancy permit for the fiftieth (50th) residential unit constructed on the Property.  

 

b. The Applicant shall make improvements to Lightner Road at the intersection of McLeod 

Way and the entrance to the Project to provide a 35 MPH stopping sight distance through 
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the intersection. The 35 MPH stopping sight distance shall be in accordance with 

Virginia Department of Transportation requirements. The Applicant shall show such 

improvements on the first site/subdivision plan for the Property (or on a separate public 

improvements plan to be submitted concurrently with or prior to the first site/subdivision 

plan for the Property), and said improvements shall be completed by the Applicant prior 

to and as a condition of the issuance of an occupancy permit for 

the fiftieth (50th) residential unit constructed on the Property.  
 

c. The Applicant shall prepare and submit a all way stop warrant analysis for the 

intersection of Bengal Place and Lightner Road prior to and as a condition of the 

issuance of an occupancy permit for the fiftieth (50th) residential unit constructed on the 

Property. If warranted and approved by VDOT, the Applicant shall thereafter install the 

stop signs.  

 

6. Second Point of Access – The Applicant will construct a second point of access to Olga Court 

as depicted on the MZP prior to the issuance of the final Occupancy Permit for the Project, if 

prior thereto (a) the existing restrictive covenants applicable to Olga Court found in Deed Book 

911 at Page 828, and further shown on the Plat in Map Drawer 34 at page 16, have been 

appropriately amended or dissolved, and (b) Olga Court has been accepted into the Secondary 

System of State Highways. The Applicant will, upon satisfaction of the foregoing conditions, 

dedicate sufficient right-of-way to the County for the extension of the aforesaid second point of 

access to the property boundary, shall grant a ten (10) foot temporary construction easement on 

both sides thereof to VDOT and/or the County, as directed, and until the second point of access 

is constructed shall install the cul-de-sac depicted on the MZP in a temporary easement for the 

purpose of providing a safe turnaround, that may be vacated upon the acceptance of the second 

point of access into the Secondary System of State Highways. 

 

7. Eminent Domain - In the event the Applicant is unable to acquire off-site right-of-way required 

to construct the public improvements required for utilities, utility relocation, access, road 

improvements, turn lanes, and/or regional stormwater management facilities (Proffer 18), the 

Applicant shall request the County to acquire the necessary right-of-way and 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: 

 

a. 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. 
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b. 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. 

 

c. Pursuant to Virginia Code § 25.1-417, a determination of the value of the Property will 

be based on the following:  

 

i. If the assessed value is less than $25,000, then the value shall be determined by 

assessment records or other objective evidence; or  

 

ii. 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. 

 

d. A 60 year title search of each involved property. 

 

e. Documentation demonstrating to the County's satisfaction Applicant's best good faith 

efforts to acquire the right of way and/or easements, at a cost of not less than the 

appraised value of the involved property interests. 

 

f. 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. 

 

g. 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 more than the appraised value estimated by Applicant's 

appraiser, the 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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h. In the event that Prince William County does not acquire the right-of-way and/or 

easements necessary for the construction of the proposed sidewalk and road 

improvements across Parcel 7398-18-1138 as shown on the MZP within twelve (12) 

months of receiving the request required for the exercise of eminent domain as set forth 

herein, the Applicant shall be relieved of the obligation to provide for the improvement 

identified in this proffer.  

 

i. Nothing contained herein shall delay the processing of other plans or permits associated 

with the Project. 

 

COMMUNITY DESIGN 

 

8. Monument Sign - The Applicant may provide a monument sign or entry feature(s) at the 

entrance off of Lightner Road, subject to obtaining required sign permits. 

 

9. Homeowners Association - A homeowners association (“HOA”) shall be established for the 

Property that will own, operate, and maintain open space, the median in Street A, common 

areas, private roads, trails, sidewalks, signage, and other recreation or common facilities 

established on the Property. The HOA will be granted all necessary authority to enter into 

agreements with other parties to ensure the ongoing operation and maintenance of any of the 

foregoing.  

10. Design Guidelines - 

 

a. Development on the Property shall be in substantial conformance with the Design 

Guidelines.  

 

b. The Design Guidelines are subject to minor modifications made in connection with 

site/subdivision and building plans review. More substantial modifications to the Design 

Guidelines, which represent an overall improvement to the quality of the development, 

may be approved by the Planning Director. 

 

11. Pedestrian Access - No connection of the trail system to be constructed within the Property will 

be made to any property in the Piedmont Subdivision.  
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CULTURAL RESOURCES 

 

12. Cemetery Buffer - The Applicant shall provide a twenty-five foot (25') wide buffer around the 

cemetery (Site 44PW2015) as shown on the Open Space Plan, subject to an appropriate access 

easement crossing(s) and fencing. Where existing vegetation is undisturbed within said 

cemetery buffer, that existing vegetation shall be credited against the plant unit requirements 

identified in the DCSM, and where the existing vegetation is sufficient shall satisfy said 

requirements. 

 

13. Cemetery Access - The Applicant shall provide access to the existing cemetery in accord with 

the County’s Zoning Ordinance, § 32-250.110 Preservation of Existing Cemeteries. The 

Applicant shall provide a fifteen foot (15') wide public pedestrian access easement for a 

pedestrian footpath to the cemetery (Site 44PW2015) with the final location of said public 

pedestrian access easement to be determined with the final site/subdivision plan.   

 

14. Phase II Evaluation of Site 44PW2014 - As a condition of site/subdivision plan approval for 

that portion of the Property that includes and/or is adjacent to Site 44PW2014, the Applicant 

shall conduct a Phase II archaeological evaluation on areas within Site 44PW2014 that will be 

disturbed by the proposed development. The Phase II scope of work shall be approved by the 

Planning Director or his designee. Three (3) copies and one electronic copy of the Phase II draft 

report documenting the results and recommendations of the archaeological evaluation shall be 

submitted to the Planning Office for review, comment, and approval with the first final 

site/subdivision 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 Historic Resources Survey in Virginia. 

 

In the event the Phase II evaluation finds an archaeology site significant and the site will be 

disturbed by construction, the Applicant will, prior to issuance of a land disturbance permit for 

that area containing the significant site, either initiate mitigation of the archaeology site through 

Section 106 of the National Historic Preservation Act (NHPA), with the County as a consulting 

party; or, if Section 106 review is not required, the Applicant will prepare a mitigation plan for 

approval by the Planning Director or his designee.  If a County mitigation plan is required, its 

stipulations shall be completed prior to issuance of the first land disturbance permit. The 

mitigation plan shall meet the standards set forth in the current version of the VDHR’s 

Guidelines for Conducting Historic Resources Survey in Virginia and also the Advisory Council 

on Historic Preservation’s (ACHP) Recommended Approach for Consultation on Recovery of 

Significant Information from Archeological Sites (http://www.achp.gov/archguide.html#supp). 

Final reports shall be submitted in quantities, formats and media as requested by the County 
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Archaeologist after the report(s) have been approved by the County. 

 

15. Curation - The Applicant shall curate with the County, artifacts, field records, laboratory 

records, photographic records, computerized data and other historical records the Applicant 

possesses as recovered as a result of its cultural resources investigations. All artifacts and 

records submitted for curation shall meet current professional standards and The Secretary of 

the Interior's Standards and Guidelines for Archeology and Historic Preservation. A curation 

fee equal to VDHR’s curation fee (not to exceed $350.00/box) will be paid by the Applicant at 

the time of delivery to the County. Ownership of all records submitted for curation shall be 

transferred to the County with a letter of gift. 

 

PARKS AND RECREATION 

 

16. Monetary Contribution - As a condition of occupancy permit issuance of each new unit, the 

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

Supervisors in the amount of $5,591.00 per single family residential unit constructed on the 

Property to be used for parks purposes. 

 

ENVIRONMENTAL 

 

17. Monetary Contribution - The Applicant shall make a monetary contribution to the Prince 

William Board of County Supervisors in the amount of $75.00 per gross acre as depicted on the 

MZP (approximately 81.6 acres total) to conduct water quality monitoring, stream restoration 

projects and/or drainage improvements. Said contribution shall be paid prior to and as a 

condition of the approval of the first site/subdivision plan. 

 

18. Regional Pond Restoration and Improvement – In connection with site development, the 

Applicant shall make those improvement to the stormwater management pond, including 

plantings, located on the southwestern boundary of the Property to convert it from a local to a 

regional facility, as depicted on the “Regional Pond Enhancement Exhibit,” prepared by 

Dewberry Engineers, Inc., dated September 12, 2021. Said improvements will improve stability 

of the dam created by Utterback Lane, and provide new outfall for pond water under and through 

Utterback Lane to replace the currently failed outfall, to mitigate the potential for dam failure 

and downstream damage, and to increase the capacity of the said Regional Pond to 

accommodate surrounding properties as well as the Project, and to provide additional quality 

control of stormwater flowing to the said Pond.  
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19. Pond Enhancement – In connection with site development, the Applicant shall make those 

improvements, including plantings, depicted on the “Pond Enhancement Exhibit,” prepared by 

Dewberry Engineers, Inc., dated September 12, 2021, for the second pond located in the 

southeastern portion of the Property.  

 

LIBRARIES 

 

20. Monetary Contribution - As a condition of occupancy permit issuance of each new unit, the 

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

Supervisors in the amount of $812.00 per single family residential unit constructed on the 

Property to be used for library purposes. 

 

FIRE & RESCUE 

 

21. Monetary Contribution - As a condition of occupancy permit issuance of each new unit, the 

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

Supervisors in the amount of $1,053.00 per single family residential unit constructed on the 

Property to be used for fire and rescue purposes.  

 

SCHOOLS 

 

22. Monetary Contribution - As a condition of occupancy permit issuance of each new unit, the 

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

Supervisors in the amount of $20,694.00 per single family residential unit constructed on the 

Property to be used for school purposes. 

23. Coordination with the School Division - The Applicant shall coordinate, and use its best good 

faith efforts, with the Prince William County School Division to obtain the use of a portion of 

the aforesaid Monetary Contribution for the construction of sidewalks and other related 

improvements to ensure safe pedestrian access from Route 15 on the south side of the Mountain 

View Elementary School and the north side of Lightner Road to said elementary school. 

AFFORDABLE HOUSING 

 

24. Monetary Contribution - As a condition of occupancy permit issuance of each new unit 

constructed on the Property, the Applicant shall make a monetary contribution to the Prince 

William Board of County Supervisors in the amount of $250.00 per single family residential 

unit for the Housing Preservation and Development Fund.   
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WATER AND SEWER 

 

25. Development on Public Water and Sewer - The Property shall be served by public sanitary 

sewer and water and the Applicant shall be responsible for the costs and construction of those 

on and off-site improvements required in order to provide such service for the demand generated 

by the development on the Property. The final location and size of the waterline to be extended 

to the Property will be determined by the hydraulic analysis prepared in connection with final 

engineering and shall be in accordance with the Prince William County Service Authority 

Utilities Standards Manual. 

 

MISCELLANEOUS 

 

26. Escalator Clause - In the event the monetary contributions set forth in the Proffer Statement are 

paid to the Prince William County Board of County Supervisors ("Board") within eighteen (18) 

months of the approval of this rezoning, as applied for by the Applicant, said contributions shall 

be in the amounts as stated herein. Any monetary contributions set forth in this Proffer 

Statement which are paid to the Board after eighteen (18) months following the approval of this 

rezoning shall be adjusted in accordance with the Urban Consumer Price Index ("CPI-U") 

published by the United States Department of Labor, such that at the time contributions are paid 

they shall be adjusted by the percentage change in the CPI-U from that date eighteen (18) 

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 6 percent (6%) per year, non-compounded. 

 

WAIVERS/MODIFICATIONS 

 

27. Waivers and modifications – pursuant to Section 32.700.25 of the Zoning Ordinance approval 

of the subject rezoning shall constitute a waiver/modification of the following: 

 

a. Modification of Section 32-305.02, to permit a Modified Reduced Setback House and 

Modified Village House in accordance with the Design Guidelines.  

 

b. Waiver of Section 32-306.10.1(b) of the Zoning Ordinance to allow two unit types 

within the PMR District. 

 

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

nonresidential secondary use requirement within the PMR District.  

 



PROFFER STATEMENT 

REZ2016-00028, Utterback Rezoning 

January 12, 2022 

 

11 
P1086117.DOCX 

 

[Signature(s) to follow on next page] 



Planning Office 

Rebecca Horner, AICP, CZA 

Acting Director of Planning 

 
 

 

STAFF REPORT 
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EXECUTIVE SUMMARY 

 

This is a request to rezone ±81.6 acres from A-1, Agricultural, to PMR, Planned Mixed Residential, to 

allow up to 237 single-family detached residential units, and with associated development waivers 

and modifications.  The subject property is located south of Lightner Road, along both sides of 

Omland Place, south and west of Olga Court, and at the northeastern terminus of Utterback Lane. 

 

At the request of the Applicant, this application was previously scheduled for the December 15, 2021 

Planning Commission public hearing.  However, prior to dispatching the staff report, the Applicant 

requested a deferral to a date certain of January 26, 2022, to allow more time to address unresolved 

community design, transportation, and environmental issues.  Further amendments/updates have 

been made to the proposal, which are now being brought forward to staff and the Planning 

Commission for consideration at the January 26th public hearing. 

 

It is the recommendation of staff that the Planning Commission recommend approval of Rezoning 

#REZ2016-00028, Utterback Rezoning, subject to the proffers dated January 12, 2022. 

 

 

 

 

 

 

 

 

PC Meeting Date: January 26, 2022 

Agenda Title: Rezoning #REZ2016-00028, Utterback Rezoning 

District Impact: Gainesville Magisterial District 

Requested Action: Recommend Approval of Rezoning #REZ2016-00028, Utterback 

Rezoning, subject to proffers dated January 12, 2022 

Department: Planning Office 

Case Planner: Scott F. Meyer 
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BACKGROUND 

 

A. Request:  To rezone ±81.6 acres from A-1, Agricultural, to PMR, Planned Mixed 

Residential, to allow up to 237 single-family detached residential units, and with 

associated development waivers and modifications.   

 

Uses/Features Existing Proposed 

Zoning A-1, Agricultural PMR, Planned Mixed 

Residential 

Use(s) Vacant 237 single-family detached 

residential 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 = 

±81.6 acres 

Residential Unit 

Type / # 

2 unit types/styles 

 

237 units; 1 housing type;  

(all single-family detached, 

with 2 unit styles  (modified) 

Density PMR (Low Density Residential, 

LDR) = 1 – 4 d.u./acre 

PMR (LDR) = 2.90 d.u./acre 

(proposed) 

Open Space 30%  (24.5 aces) 32.1%  (26.2 acres) 

(proposed) 

 

B. Site Location:  The ±81.6-acre subject property is located south of Lightner Road, 

along both sides of Omland Place, south and west of Olga Court, and at the 

northeastern terminus of Utterback Lane.  The site is identified on County maps as 

the following GPINs:  7398-06-7859; 7398-06-8298; 7398-16-0866; 7398-16-3682; 

7398-16-7933; 7398-16-8778; 7398-17-0335; 7398-17-1471; 7398-17-5727; 7398-17-

7298; 7398-17-7559; 7398-17-7989; 7398-18-2402; 7398-18-4032; 7398-18-6330; 

7398-18-8728; 7398-27-0026; 7398-27-0588; 7398-27-2919; and 7398-27-3346.   

 

C. Comprehensive Plan:  The site is designated SRL, Suburban Residential Low, in the 

Comprehensive Plan. 

 

D. Zoning:  The site is currently zoned A-1, Agricultural, without proffers, and is located 

within the Airport Safety Overlay District. 
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E. Surrounding Land Uses:  The project area is surrounded by predominantly single-

family detached residential that transition west to east from suburban to semi-rural 

type lots.  North of the subject site and across Lightner Road is the Mountain View 

Elementary School and a portion of the Dominion Valley Country Club residential 

development.  The Piedmont residential development is located to the south and 

across Utterback Lane.  To the east are the Longlevel Acres and Longlevel Estates 

residential developments.  Westmarket, another single-family detached subdivision, 

is located to the west.    

 

F. Background and Context:  The Applicant (Peterson Companies) is the contract 

purchaser of the subject property, which consists of an assemblage of 20 parcels 

with numerous owner entities, encompassing approximately 81.6 acres.  The entire 

project area is currently zoned A-1, Agricultural, without proffers.  The Applicant 

requests to rezone the subject property from A-1, Agricultural, to PMR, Planned 

Mixed Residential, to allow up to 237 single-family detached residential units, and 

with associated waivers and modifications. 

 

This application has been in-process for five and one-half years, and with 

considerable periods of inactivity.  In regard to the project’s history/status, the 

rezoning application was initially submitted to the Planning Office in late June 2016, 

and at the time included a project area of 70.6 acres.  After the initial review by 

County agencies, the application became inactive for a period of over 4 years and 

was placed on a suspended/on-hold status.  In August 2020, an amended application 

package was submitted, and the rezoning request was reactivated with an additional 

11.04 acres being added to the subject site.  At this time, the project area involves 

81.6 acres.   

 

G. Planning Commission Deferral:  At the request of the Applicant, staff previously 

scheduled this application to be considered by the Planning Commission at the 

December 15, 2021 public hearing.  The meeting was advertised, and the site was 

posted with hearing signs.  However, just prior to dispatching the staff report, and 

based on considerable and unresolved community design, environmental, and 

transportation issues in the staff analysis and community opposition, the Applicant 

requested a deferral to a date certain of January 26, 2022.  At the December 15th 

meeting, the Planning Commission acted on the deferral request.  (See attached 

resolution at the end of this report.) 

 

As such, this application is now scheduled for the January 26, 2022 Planning 

Commission public hearing.  The Applicant has made numerous updates/revisions to 

the proposal and has submitted revised materials to be considered by the Planning 

Commission.    
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STAFF RECOMMENDATION 

 

Staff recommends approval of Rezoning #REZ2016-00028, Utterback Rezoning, subject to the 

proffers dated January 12, 2022, for the following reasons:  

 

• The proposed rezoning to PMR, Planned Mixed Residential, as proffered, is consistent with 

and directly implements the SRL, Suburban Residential Low, use designation in the 

Comprehensive Plan.   

 

• The proposal will deliver a planned, cohesive, single-family residential product with onsite 

quality design amenities, open spaces, and placemaking features, which will create a quality 

and cohesive residential development. 

 

 

Comprehensive Plan Consistency Analysis 
 

Long-Range Land Use:  The site is currently designated SRL, Suburban Residential Low.  The 

requested PMR, Planned Mixed Residential, zoning district with low-density residential development 

as proffered, is consistent with and directly implements the SRL use designation.   

 

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 prior to July 1, 2016.  The LOS impacts related to this subject 

rezoning request would be mitigated by the monetary proffers provided by the Applicant and 

according to policy guidelines that was in effect at that time, as follows: 

 

Water Quality $75.00 per acre 

(based on 81.6 acres) 

$75 x 81.6 acres $6,120.00 

Fire & Rescue $1,053.00 per single-family 

detached (SFD) unit 

$1,053 x 237 SFDs $249,561.00 

Libraries $812.00 per SFD $812 x 237 SFDs $192,444.00 

Schools $20,694.00 per SFD $20,694 x 237 SFDs $4,904,478.00 

Transportation  $16,780.00 per SFD $16,780 x 237 SFDs  $3,976,860.00 

Parks & Recreation $5,591.00 per SFD $5,591.00 x 237 SFDs $1,325,067.00 

TOTAL LOS $ CONTRIBUTION   $10,654,530.00 

 

Additional Improvements Offered by Applicant  (In-Kind): 

 

• Lightner Road Improvements – As proffered, if the Applicant is able to obtain off site right-of-

way for construction and easements or through eminent domain, the Applicant shall design 

and construct the improvements to Lightner Road as depicted on the exhibit entitled 
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“Utterback – Lightner Road Improvements,” specifically including the striping of two left-turn 

lanes and the provision of one right-turn lane onto Route 15, subject to obtaining all 

necessary County Transportation and VDOT approvals. 

 

 

Community Input 
 

Notice of the rezoning application has been transmitted to property owners within 200 feet (based 

on notification requirements in 2016) and then 500 feet of the site (based on current requirements).   

 

Over the project’s history, there have been numerus adjacent property owners who have been 

tracking the overall status of the proposal.  Leading up to the Planning Commission public hearing, 

the Planning Office received a letter of opposition from the Westmarket HOA, which represents the 

Westmarket Community and Hunt Chase residents.  In addition, the Planning Office has received 

several phone calls and emails of opposition.  The expressed concerns are related to the following:  

increased residential density; removal of intact forested areas; traffic problems; safety in the vicinity 

of the elementary school; ability of existing infrastructure to handle increased service demand; and 

overall objection to increased development in this area.  In response to this, the Applicant has 

engaged in additional community outreach efforts and has re-coordinated with surrounding HOAs.    

 

The Applicant has provided the following summary list of process milestones, outreach efforts, and 

other key meetings: 

 

• June 24, 2016 – Rezoning Submission to Prince William County 

• Postcard notices sent to those within 200 feet 

• November 16, 2017 – Meeting with Piedmont HOA 

• April 2, 2018 – Meeting with Longlevel Estates Residents 

• May 14, 2018 – Meeting with Westmarket HOA 

• 2019 – Additional Acquisitions and Plan Updates 

• August 25, 2020 – Resubmission of amended/reactivated application 

• Postcard notices sent to those within 500 feet 

• March 31, 2021 – Meeting with Piedmont Residents  

• April 21, 2021 – Resubmission 

• September 14, 2021 – Resubmission 

• October 11, 2021 – Meeting with Hunt Chase/Community Members 

• October 18, 2021 – Meeting with Westmarket HOA  

• November 9, 2021 – Resubmission 

• December 15, 2021 – Planning Commission public hearing scheduled  (deferral requested) 

• December 17, 2021 – Resubmission 

• January 6, 2022 – Final Submission 

• January 7, 2022 – Meeting with Hunt Chase Residents 

 

As of the date of this staff report, the Planning Office has received over twenty-two (22) emails about 

this proposal from adjacent communities, expressing both opposition and support.  More recently, 

staff received more opposition than support.    
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Other Jurisdiction Comments 
 

The project site is located approximately 0.85 miles north/northeast of the Town of Haymarket.  

Over the review cycles, courtesy submissions were forwarded to the Town of Haymarket for review 

and comment.  As of the date of this staff report, the Town has not provided specific comments, and 

staff is not aware of any opposition.  

 

 

Legal Issues 
 

If the rezoning is approved, the ±81.6-acre project site could be developed as a planned mixed 

residential community, as proffered, through the PMR zoning district.  If the proposal is denied, the 

site can be utilized through the by-right uses in the A-1 zoning district.  Legal issues resulting from 

the Planning Commission action are appropriately addressed by the County Attorney’s Office. 

 

 

Timing 
 

The Planning Commission has until April 26, 2022, which is 90 days from the first public hearing 

date, to take action on the rezoning proposal.  A recommendation to approve or deny the rezoning 

request would meet the 90-day requirement.   

 

 

STAFF CONTACT INFORMATION 

 

Scott F. Meyer | (703) 792-6876 

smeyer@pwcgov.org  

 

 

ATTACHMENTS 

 

Area Maps  

Staff Analysis 

Master Zoning Plan (MZP) 

Landscape Plan 

Environmental Constraints Analysis (ECA) 

Lightner Road Improvements 

Southwestern Regional Pond Enhancement Exhibit 

Southeastern Pond Enhancement Exhibit 

Design Guidelines 

Schools Impact Statement   

Historical Commission Resolutions 

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 

Housing Yes 

Libraries Yes 

Parks, Open Space and Trails Yes 

Police Yes 

Potable Water Yes 

Sanitary Sewer Yes 

Schools Yes 

Transportation Yes 
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Part II.  Comprehensive Plan Consistency Analysis 

 

The following table summarizes the area characteristics (see attached maps in previous section): 

 

Direction Land Use Long-Range Land Use 

Map Designation 

Zoning 

North  Across Lightner Road;  Mountain 

View Elementary School;  Single-

family detached homes (Dominion 

Valley County Club) residential 

development 

PL; RPC A-1; RPC 

South Across Utterback Lane;  Single-

family detached homes (Piedmont) 

residential development  

SRL PMR 

East Single-family detached homes 

(Longlevel Acres and Longlevel 

Estates) residential developments   

SRL; SRR A-1 

West Single-family detached homes 

(Westmarket / Hunt Chase) 

residential development 

SRL R-4 

 

 

Long-Range Land Use Plan Analysis 
 

Through wise land use planning, the County ensures that landowners are provided a reasonable use 

of their land while the County is able to judiciously use its resources to provide the services for 

residents and employers’ needs.  The Long-Range Land Use Plan sets out policies and action 

strategies that further the County’s goal of concentrating on population, jobs, and infrastructure 

within vibrant, walkable, mixed-use centers serviced by transit.  In addition to delineating land uses 

on the Long Range Land Use Map, the Plan includes smart growth principles that promote a 

countywide pattern of land use that encourages fiscally sound development and achieves a high-

quality living environment; promotes distinct centers of commerce and centers of community; 

complements and respects our cultural and natural resources, and preserves historic landscapes 

and site-specific cultural resources; provides adequate recreational, park, open space and trail 

amenities that contribute to a high quality of life for county residents; and revitalizes, protects, and 

preserves existing neighborhoods. 

 

This site is located within the Development Area of the County, and is designated as SRL, Suburban 

Residential Low.  The following table summarizes the uses and densities intended within the SRL 

designation as it relates to this project: 
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Long-Range Land Use 

Map Designation 

Intended Uses and Densities 

 

 

Suburban Residential 

Low (SRL) 

 

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. 

 

Proposal’s Strengths 

 

• Land Use & Zoning Compatibility:  The proposed rezoning of the subject property from A-1, 

Agricultural, to PMR, Planned Mixed Residential, as proffered, directly implements the 

current SRL, Suburban Residential Low, use designation.  At an overall gross density of 2.90 

units per acre, it falls within the preferred SRL project density range of 1 to 4 units per acre.   

The proposed project is consistent with the area context and the surrounding residential 

development, which predominantly consists of single-family detached dwellings. 

 

• Proffered Master Zoning Plan (MZP):  As proffered, development of the site shall be in 

substantial accordance with the MZP, and with more details in the Design Guidelines.  The 

property is being developed as a planned mixed residential community, with a maximum of 

237 single-family detached residential dwellings.  The MZP denotes an enhanced entrance 

point, open space areas, landscaping, pedestrian circulation options, internal street layout, 

and a central park feature, all of which function as part of a cohesive design.   

 

Proposal’s Weaknesses 

 

• Waiver of Requirement for Two Residential Types in PMR District:  The Applicant is proposing 

an exclusively single-family detached residential development, rather than the requirement 

to have two unit types, as required by the Zoning Ordinance.  Although there is a variety of 

unit styles being offered, they are the same housing unit type (single-family detached – 

modified reduced setback house and modified village house).  Typically, staff prefers to see a 

variety of housing options for planned mixed residential developments of this size.  

However, given the area context, its planned use designation, and the collective preference 

of the surrounding community associations, staff can generally support the Applicant’s 

proposal for all single-family detached housing on this site.  

 

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

Range Land Use Plan. 



Staff Analysis 

 

 

#REZ2016-00028 | Page 14 

Community Design Plan Analysis 
 

An attractive, well-designed County will attract quality development, instill civic pride, improve the 

visual character of the community, and create a strong, positive image of Prince William County.  The 

Community Design Plan sets out policies and action strategies that further the County’s goals of 

providing quality development and a quality living environment for residents, businesses, and 

visitors, and creating livable and attractive communities.  The Plan includes recommendations 

relating to building design, site layout, circulation, signage, access to transit, landscaping and 

streetscaping, community open spaces, natural and cultural amenities, stormwater management, 

and the preservation of environmental features.   

 

As a planned mixed residential community, there is a Master Zoning Plan, Design Guidelines, and 

associated proffers that will guide the future development of the Utterback Community. 

 

Proposal’s Strengths 

 

• Commitment to MZP and Design Guidelines:  As proffered, the Applicant has committed to 

substantial conformance for the overall site layout with the Master Zoning Plan (MZP) and 

community design elements through established Design Guidelines.   

 

• Proposed Design Guidelines:  For this development, the Applicant has offered “Design 

Guidelines for the Utterback Community”, which provide illustrative and conceptual design 

information for the overlay site layout, circulation for vehicles and pedestrians, residential 

lot standards, open space, and landscaping.  As proffered, the development shall be in 

substantial conformance with the Design Guidelines.  In addition, there is a proffered 

provision that any substantial modifications to the Design Guidelines, which must represent 

an overall improvement to the development quality, must be reviewed and approved by the 

Planning Director.      

 

• Defined Entry Point with Boulevard-style Road & Interconnectivity:  As proposed, this 

community will have a highly designed entrance area greenway, which will be landscaped 

and provide a clear site line to a central Community Park.  The Entryway Area will provide a 

mixture of hardscape and landscape elements to define the entrance, which will include 

fencing or columns at key locations, a monument entry sign, possible berming, wildflower 

meadow or reforestation area, a mixture of ornamental plantings, and crosswalks.  Corner 

Parks and additional greenway connections will also be provided.  Much of the perimeter of 

the project will be surrounded by open space areas.  In addition, a pedestrian network of 

sidewalks and trails will be used to interconnect the internal parks as well as provide 

external connections. 

 

• Overall Open Space Area:  For this project, 32.1 percent open space is being provided, which 

exceeds the 30 percent minimum requirement in the PMR zoning district for such residential 

developments.    
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• Homeowners Association:  A proffered, a homeowners association (“HOA”) shall be 

established for the Property that will own, operate, and maintain open space, the median 

included as part of Street A, common areas, private roads, trails, sidewalks, signage, and 

other recreation or common facilities established on the Property.  The HOA will be granted 

all necessary authority to enter into agreements with other parties to ensure the ongoing 

operation and maintenance activities, as needed. 

 

• Provided Open Space & Landscape Plan Features:  As proposed, an Entryway Area and 

Central Greenway are being provided to create an inviting entrance and provide a full 

north/south pedestrian access way.  The centralized Community Park, which the community 

is being designed around, is provided at the visual terminus of the vehicular portion of the 

Central Greenway.  This will create an effective visual sight line into this multi-purpose open 

space area.  The Entryway Area, Central Greenway, Community Park, Corner Parks, and 

Community Park South have been oriented to provide easy access for all residents.  These 

parks will provide a variety of passive and active activities, natural and proposed vegetation, 

and hardscapes to provide a sense of open space variety. 

 

Proposal’s Weaknesses 

 

• Implementation & Enforceability of Design Guideline Elements:  As currently proposed, 

much of what is contained in the Design Guidelines are conceptual/illustrative exhibits with 

accompanying explanations and statements of intent.  As such, staff has concerns about the 

ability to enforce and uphold the specific design quality standards and details.  Much of what 

is being presented by the Applicant is illustrative based, and with less formal commitment to 

the specific design details.  The lack of specifically proffered designs/exhibits and vagueness 

of some of the design intentions could result in more variability in what may be ultimately 

developed.  For a community like this, staff would prefer a commitment to a higher level of 

design specificity.  Specifically, staff has remaining concerns in regard to such ambiguity 

about key plan features of the MZP.  These features are important and essential to a well-

integrated community, and they provide assurance that the community design expectations 

will be realized.  

 

• Ambiguity for Perimeter Buffering & Preservation of Open Space Areas:  As proposed, the 

emphasis of this development is on providing quality internal open spaces and resident 

amenities.  However, there seems to be less emphasis on perimeter open spaces that form 

the boundaries with adjoining neighborhoods.  In certain instances, there are only small 

strips between this development and surrounding neighborhoods.  On the MZP, it is unclear 

as to whether certain landscape strip areas will be located within HOA parcels or on private 

lots.  If they are located on private lots, there is no guarantee they will serve their intended 

function of buffering.  The ambiguity of the perimeter buffering and the certainty of its 

preservation remains a concern for staff. 

 

• Minimal Inter-Community Connections:  As proposed and due to the nature of the 

surrounding street networks with multiple cul-de-sacs and separate ownership entities, 

there are limited options for additional connections to adjacent communities.  Although staff 

requested other connection opportunities be explored, none came to fruition.  As requested 
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by the Piedmont subdivision to the south and proffered by the Applicant, no trail connection 

is to be established.  In regard to good planning practices, connections to similar uses (i.e., 

other residential communities) are always encouraged and preferred.  Even though the 

proposed community will be internally well-connected, it will still be rather isolated from 

other surrounding residential communities.  Despite not being fully within the Applicant’s 

control, not connecting the trail and pedestrian network to the Piedmont and Dominion 

Valley neighborhoods limits overall connectivity with adjacent developments. 

 

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 Archaeological Survey study entitled "Utterback Assemblage," prepared by Thunderbird 

Archaeology, dated June 2016, was submitted with the original application.  The study made the 

recommendations to prepare a Phase II evaluation of Site #44PW2014 and avoidance of cemetery 

Site #44W2015, and preparation of a cemetery boundary delineation prior to site development.  

 

The Historical Commission initially reviewed the application at its August 9, 2016 meeting and had 

the following recommendation:  Request Phase II evaluation of archaeology site 44PW2014 and Phase III 

data recovery study, if warranted.  Artifacts to be donated to and curated with the County.  When the 

application was reactivated and amended, the Historical Commission “tabled” review at its  

at its October 13, 2020 meeting.  At the November 10, 2020 meeting, the Commission’s most recent 

recommendation was as follows:  Cemetery treatment, site 44PW2015, should be in accord with Section 

250.110. of the County's Zoning Ordinance.  Phase II evaluation and Phase Ill data recovery study of site 

44PW2014.  Artifacts to be donated to and curated with the County.   

 

The various resolutions from the Historical Commission are attached at the end of this report.   
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In the latest version of the proffers, the Applicant has committed to a 25-foot cemetery buffer, 

cemetery access via a 15-foot-wide public pedestrian access easement, Phase II evaluation of Site 

44PW2014, if warranted Data Recovery of 44PW2014, and curation, as applicable.  The County 

Archaeologist concurs.    

 

Proposal’s Strengths 

 

• Cemetery Buffer:  As proffered, the Applicant shall provide a 25-foot-wide buffer around the 

cemetery (Site 44PW2015) as shown on the Open Space Plan, subject to appropriate access 

easement crossing(s) and fencing.   

 

• Cemetery Access:  As proffered, the Applicant shall provide access to the existing cemetery 

in accordance with the County’s Zoning Ordinance, Section 32-250.110 (Preservation of 

Existing Cemeteries).  The Applicant shall provide a 15-foot-wide public pedestrian access 

easement for a pedestrian footpath to the cemetery (Site 44PW2015), with final location of 

the said public pedestrian access easement to be determined at final subdivision plan. 

 

• Phase II Evaluation of Site 44PW2014:  As proffered, as a condition of site/subdivision plan 

approval for that portion of the Property that includes and/or is adjacent to Site 44PW2014, 

which is in the vicinity of the cemetery, the Applicant shall conduct a Phase II archaeological 

evaluation on areas within Site 44PW2014 that will be disturbed by the proposed 

development.   

 

• Curation:  As proffered, the Applicant shall curate with the County, artifacts, field records, 

laboratory records, photographic records, computerized data, and other historical records 

the Applicant possesses as recovered from cultural resources investigations.  Ownership of 

all records submitted for curation shall be transferred to the County with a letter of gift.  

 

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. 
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The site is predominantly large residential lots with managed turf.  There are wooded areas, 

Resource Protection Area (RPA), jurisdictional wetlands, and 49 specimen trees.   

 
SUBWATERSHED:  Bull Run subshed 132 

TOTAL SITE AREA / ER AREA:  81.6 acres / 9.8 acres 

TREE SAVE AREA:  7.4 acres (10.4% of total site area) 

UNDISTURBED ER AREA:  1.26 acres (13% of total ER area) 

OPEN SPACE PROVIDED:  26.2 acres (32.1% of total site area) 

UNDISTURBED OPEN SPACE:  5.9 acres (7.2% of total site area) 

AREA OF DISTURBANCE:  63.2 acres (89.5% of total site area) 

REFERENCE FOR RARE, THREATENED, AND ENDANGERED SPECIES:  No suitable habitat 

 

SOILS: 

No.  Soils name    Slope  Soil category   Erodibility 

5C  Arcola-Nestoria complex  7-15%   II  Severe 

35B   Manassas silt loam   2-7%   III  Moderate 

52B   Sudley-Oatlands complex  2-7%   II  Moderate 

52C Sudley-Oatlands complex 7-15%   II  Severe 

 

An RPA feature is situated at the southwestern corner of the site, which consists of an existing farm 

pond dating back to the 1950s.  This feature appears to be isolated on County Mapper and exists 

because of the onsite pond.  The Applicant proposes improvements to this regional pond within the 

RPA, including improved functional capacity and enhanced plantings that will result in water quality 

improvements.  Reforestation through an enhanced planting plan is proposed around the perimeter 

of the pond, along with other associated improvements.   

 

Water Quality 

 

A $75 per acre (±81.6 acres) monetary contribution to the Board of County Supervisors for water 

quality monitoring, stream restoration, and/or drainage improvements has been proffered.  Such 

contribution shall be made prior to and as a condition of final site/subdivision plan approval with 

the amount to be based on the acreage reflected on the plan. 

 

Proposal’s Strengths 

 

• Southwestern Regional Pond Upgrade & Restoration:  As proffered, in connection with site 

development, the Applicant shall make improvements to the stormwater management pond 

located on the southwestern boundary of the Property to convert it from a local to a regional 

facility, as depicted on the “Regional Pond Enhancement Exhibit,” prepared by Dewberry 

Engineers, Inc., dated September 12, 2021.  Said improvements will improve stability of the 

dam created by Utterback Lane, and provide new outfall for pond water under and through 

Utterback Lane.  These improvements will replace the currently failed outfall, mitigate the 

potential for dam failure and downstream damage, and increase the capacity of the said 

Regional Pond to accommodate surrounding properties as well as the Project, and provide 

additional quality control of stormwater flowing to the Pond.   
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• Southeastern Pond Enhancement:  As proffered, in connection with site development, the 

Applicant shall make those improvements, including plantings, depicted on the “Pond 

Enhancement Exhibit,” prepared by Dewberry Engineers, Inc., dated September 12, 2021, for 

the second stormwater pond, which is located in the southeastern portion of the Property.  

Enhanced plantings areas are also being proposed.  

 

Proposal’s Weaknesses 

 

• Lack of Consideration for Existing Natural Resources in Site Layout:  In the PMR zoning 

district, open space shall be planned to harmonize with the natural features of the property, 

and proposed development should be based on existing site conditions.  Based on the latest 

submission, the Environmental Constraints Analysis (ECA) has not been comprehensively 

used to design the site layout.  The following proposed design elements for this project are 

inconsistent with this requirement: 

 

o Although the site includes areas of undisturbed open space, the limits of clearing 

and grading largely correspond to the exterior property boundary, which suggests 

that the vast majority of the site will be clear-cut.  The delineation of such limits of 

clearing and grading, as currently shown, is not responsive to the site’s existing 

environmental conditions. 

 

o Of the 9.8 acres of Environmental Resource features/areas onsite, only 1.26 acres 

(13% of the total) is proposed to be preserved. 

 

o Regarding the MZP, the Applicant should show the location of the RPA boundary and 

more clearly label it.  

 

o On the Open Space Plan, there appears to be discrepancy with the representation of 

the existing tree line.  As such, the Applicant should show an accurate tree line.   

 

o The Applicant is proposing several “natural open space” areas that do not meet the 

Zoning Ordinance definition, but instead include disturbed land excluded from the 

definition, such as suburban lawns and a large area of non-native, invasive trees.  

 

o The intent of the DCSM and Zoning Ordinance is to meet the tree cover requirement 

through preservation of existing tree cover.  While 15% of the site contains good 

quality native forest, less than 6% of the site’s native tree cover is to be preserved.  

 

o Regarding the “Central Park” feature, it is proposed as “Natural Open Space”, but 

does not meet the Zoning Ordinance definition of such.  The area is a highly 

disturbed woodland filled with non-native trees and ground cover species.  Greater 

efforts should be made to restore the area to natural, native forest through the 

eradication of the non-native vegetation and revegetating with native trees, shrubs 

and ground covers, which will help enhance the park area. 
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• Lack of Commitment to Tree Preservation Plan:  According to the ECA, there are 49 identified 

specimen trees on the subject site.  As proposed, the various tree preservation areas include 

some of these specimen trees, but many of them will not be preserved.  Since these trees 

are larger/older and for a comprehensive assessment on how these trees can be prioritized 

and more pro-actively saved, it would be helpful to provide a tree preservation plan in 

accordance with the minimum standards outlined in the Plant Selection Guide of the DCSM.   

 

o Although there are areas of undisturbed open space that would theoretically 

preserve existing vegetation, the physical location of those areas does not 

correspond to the location of mature vegetation onsite that should be targeted for 

preservation.  Proposing undisturbed open space is favorable, provided it is 

strategically located in areas with specimen trees and quality vegetation.  Such plan, 

as described above, can be instrumental in achieving effective open space and tree 

preservation. 

 

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

Environment Plan.   

 

 

Fire and Rescue Plan Analysis 
 

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

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

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

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

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

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

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

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

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

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

 

Fire & Rescue Station #15 (Evergreen) is the first due resource for the project site, which is located 

approximately 3.1 miles north of the project site.  The site is outside of the preferred 4.0-minute 

travel time for Basic Life Support and Fire Suppression, but is within the required 8.0-minute travel 

time for Advanced Life Support.  In FY 2021, Station #15 responded to 868 incidents, with a workload 

station capacity of 2,000 incidents per year. 

 

  



Staff Analysis 

 

 

#REZ2016-00028 | Page 21 

Proposal’s Strengths 

 

• Monetary Contribution:  As proffered, the Applicant will make a monetary contribution for 

fire and rescue services of $1,053 per single-family detached residential unit constructed, 

which is consistent with the level of service (LOS) policy in effect for land use cases accepted 

prior to July 1, 2016.   

 

• 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:  Fiscal Year 2021 figures indicate that Fire and Rescue Station #15 

responded to 868 incidents, while the workload capacity is 2,000 incidents per year.  As such, 

it is operating within capacity. 

 

Proposal’s Weaknesses 

 

• Outside of 4.0-Minute Travel Time:  The site is not located within the preferred 4.0-minute 

travel time for basic life support and fire suppression services. 

 

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

Rescue Plan. 

 

 

Housing Plan Analysis 
 

Prince William County is committed to clean, safe, and attractive neighborhoods for all its residents, 

and the elimination of neighborhood blight and substandard housing.  The Housing Plan sets out 

policies and action strategies that further the County’s goal of identifying locations and criteria for 

the provision of diverse housing opportunities for all segments of our population and to promote 

economic development.  The Plan includes recommendations relating to neighborhood preservation 

and improvement, affordable housing, special needs housing, and public/private partnerships to 

address housing needs.  The Housing Plan encourages provision of affordable housing units or the 

support of the housing trust fund by rezoning applicants.   

 

For this project, the Applicant has proffered to provide $250 per unit for the Housing Preservation 

and Development Fund, which is consistent with the current policy guidance for other similar 

projects. 

 

Proposal’s Strengths 

 

• None identified. 

 

  



Staff Analysis 

 

 

#REZ2016-00028 | Page 22 

Proposal’s Weaknesses 

 

• None identified. 

 

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

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 have 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.  

 

Proposal’s Strengths 

 

• Monetary Contribution:  The Applicant has proffered a monetary contribution for libraries of 

$812 per single-family detached residential unit constructed, which is consistent with the 

level of service (LOS) policy in effect for land use cases accepted prior to July 1, 2016.   

 

Proposal’s Weaknesses 

 

• None identified. 

 

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

Plan.  

 

 

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 
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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 

Per the Parks, Recreation & Tourism Chapter, the subject property is located within Park Planning 

District 2.  Parks within the service area of the development include the following: 

 

Park Type    Park Name  

Neighborhood   None 

Community    None 

Regional    Catharpin Recreational Park 

     James S. Long Regional Park 

     Silver Lake Regional Park  

Linear/Greenway   Catharpin Greenway corridor 

Cultural/Natural Res.  Bushy Park 

School/Community Use  Mountain View Elementary School (per Shared Use Agreement) 

Trails    Trails within Silver Lake and Long Parks, and along the Catharpin 

Green 

 

In general, the Department of Parks, Recreation & Tourism (DPRT) feels that the Applicant has not 

adequately addressed the recreational needs of this development and that the proposed proffers 

provide minimal clarification regarding the design and layout of the central park and corner green 

spaces.  It is beneficial for the Applicant to consider providing additional pedestrian systems, beyond 

the internal sidewalks, particularly with the introduction of the recent pandemic and the current 

increase in people seeking areas to walk within their communities and local parks.  Given the level of 

service metrics for parks and recreation amenities in the project area, DPRT would like to see 

expanded neighborhood park amenities provided for the residents of this development.   

 

Proposal’s Strengths 

 

• Monetary Contribution:  The Applicant has proffered a monetary contribution for parks and 

recreation of $5,591 per single-family detached residential unit constructed, which is 

consistent with the level of service (LOS) policy in effect for land use cases accepted prior to 

July 1, 2016.  As proposed, the total proffered amount is over $1.3 Million.    

 

• Onsite Community Amenities & Features:  As proffered, the Applicant has proposed a central 

neighborhood park area, smaller green spaces, and an internal network of sidewalks and 

trails that will serve the community.  These are generally indicated in the Design Guidelines. 
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Proposal Weaknesses 

 

• Lack of Design Specificity on Community Amenities:  Although the inclusion of onsite 

amenity areas and pedestrian connections is a strength, there is little detail regarding the 

actual design and layout of the central neighborhood park area and smaller green spaces, 

and no clear delineation between an internal trail system and the sidewalk plan.  Also, there 

is no mention of the onsite recreational amenities to be provided – either active or passive.  

With the number of units proposed, it is suggested that this development include at least 

two neighborhood park amenities such as a community pavilion and playground, in 

conjunction with internal trail loops that take advantage of the open spaces on the 

perimeter of the property.  These elements are not specifically proffered, and are more 

conceptually presented in the Design Guidelines.  This lack of detail and clarity about the 

type and function of onsite amenities is a weakness. 

 

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.  During site plan review, the Applicant should focus on the following key areas for 

the development:  landscape maintenance; pedestrian safety/connectivity; onsite parking 

management; lighting in community areas; and community/area surveillance.  Careful consideration 

should be given to the placement landscaping, as well as any other element that may have the 

potential for blocking light.  Maintain adequate and consistent illumination that enhances natural 

surveillance.  For areas intended to be used at night, ensure that lighting supports visibility.  Where 

lighting is placed at a lower height to support visibility for pedestrians, ensure it is vandal resistant. 

 

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:  https://www.pwcva.gov/assets/documents/police/002035.pdf. 

  

https://www.pwcva.gov/assets/documents/police/002035.pdf
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Proposal’s Strengths 

 

• Impacts to Levels of Service:  The Police Department does not believe this application will 

create significant impact on calls for service.  

 

Proposal’s Weaknesses 

 

• None identified. 

 

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

Plan. 

 

 

Potable Water Plan Analysis 
 

A safe, dependable drinking water source is a reasonable expectation of County residents and 

businesses.  The Potable Water Plan sets out policies and action strategies that further the County’s 

goal of providing an economically and environmentally sound drinking water system.  The Plan 

includes recommendations relating to system expansion, required connections to public water in 

the development area, and the use of private wells or public water in the Rural Area. 

 

The subject property is within the Development Area of the County and is thereby required to utilize 

public water to develop. 

 

Public water is available from an existing 12-inch water main on Lightner Road, an existing 12-inch 

water main on Piedmont Vista Drive, and an existing 8-inch stub-out from Bengal Place near the 

western property boundary, with availability of capacity determined in conjunction with plan 

submission.  The developer will be required to provide a looped supply for increased reliability and 

water quality.  All connections to the public water system shall be in accordance with the Service 

Authority’s Utility Standards Manual (USM) requirements and restrictions.  The final location and size 

of the waterline to be extended to the Property will be determined by the hydraulic analysis 

prepared in connection with final engineering and shall be in accordance with the Prince William 

County Service Authority USM.   

 

Depending on the final configuration of any proposed on-site water mains, additional water main 

extensions may be required by the Service Authority to provide adequate fire protection or satisfy 

water quality requirements.  The Applicant shall plan, design, and construct all onsite and offsite 

water utility improvements necessary to develop 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 public water utility improvements required to provide the water service 

demand generated by the development.   
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Proposal’s Weaknesses 

 

• None identified. 

 

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

Water Plan.    

 

 

Sanitary Sewer Plan Analysis 
 

Appropriate wastewater and sanitary facilities provide needed public health and environmental 

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

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

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

public sewer in the development area, and the use of either private or public sewer systems in 

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

 

The subject property is within the Development Area of the County and is thereby required to utilize 

public sewer to develop.   

 

Public sewer is available from an existing 16-inch gravity sewer main located on the adjacent parcel 

near the southwest corner of the site, and an existing 8-inch gravity sewer main on the adjacent 

parcel near the southeast corner of the site at the end of Ashby Oak Court, with availability of 

capacity determined in conjunction with plan submission.  All connections to the public sewer 

system shall be in accordance with the Service Authority’s Utility Standards Manual (USM) 

requirements and restrictions. 

 

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. 
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Schools Plan Analysis 
 

A high-quality education system serves not only the students and their families, but the entire 

community by attracting employers who value educational opportunities for their employees.  The 

Schools Plan sets out policies and action strategies that further the County’s goal of providing quality 

public education to our school-aged population.  The Plan includes recommendations relating to 

facility size and location, sitting criteria, compatible uses, and community use of school facilities. 

 

Based on the most recent submission, the Schools Division provided a School Board Impact 

Statement, dated November 16, 2021.  This entire document is attached at the end of this report.   

For reference purposes, such student generation, enrollment, capacity, Capital Improvements 

Program (CIP) projects information is provided below, as applicable. 

 

 
 

Developer Proposed Mitigation 

 

The developer’s most recent Proffer Statement, dated January 12, 2022, indicates a monetary 

contribution of $20,694 per single-family unit.  Monetary proffers will generate approximately 

$4,904,478. 

 

 
  



Staff Analysis 

 

 

#REZ2016-00028 | Page 28 

 
 

School Board Comments and Concerns 

 

• Projected enrollment at the assigned schools at all levels have capacity for the proposed 

generated students. 

 

• Current enrollment at the assigned elementary school and middle school have existing 

capacity. 

 

• Projections (2025) for the assigned high school show available capacity with the opening of 

Gainesville High School in 2021. 

 

• The Applicant has proffered approximately $4,904,478 to help mitigate the additional 

students generated by this application. 

 

• For these reasons, the School Board is not opposed to the subject application. 
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Proposal’s Strengths 

 

• Adequate Capacity at Impacted Schools:  Projected enrollment at the assigned schools for 

this development at all levels have capacity for the proposed generated students.  Current 

enrollment at the assigned elementary school and middle school has existing capacity.  

Projections (2025) for the assigned high school show available capacity with the opening of 

Gainesville High School in 2021.  

 

• Monetary Contribution:  The Applicant has proffered a monetary contribution for schools of 

$20,694 per single-family detached residential unit constructed, which is consistent with the 

level of service (LOS) policy in effect for land use cases accepted prior to July 1, 2016.   

 

• Coordination with Schools Division on Pedestrian Connectivity:  As proffered, the Applicant 

shall coordinate, and use its best good faith efforts, with the Prince William County School 

Division to obtain the use of a portion of the aforesaid Monetary Contribution for the 

construction of sidewalks and other related improvements to ensure safe pedestrian access 

from Route 15 on the south side of the Mountain View Elementary School and the north side 

of Lightner Road to said elementary school. 

 

o While the intent is positive, staff has policy concerns about this proffer as it is written 

and the appropriateness for a Schools LOS monetary contribution (intended to offset 

capacity in their facilities) to be used to construct sidewalks for a school that is across 

the street from the project site.       

 

Proposal’s Weaknesses 

 

• None identified. 

 

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

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. 

 

A Traffic Impact Study (TIS) by Gorove/Slade Associates, Inc. was submitted with the application.  The 

TIS that was submitted with the original application package was dated June 17, 2016.  Due to the 

project being inactive/on-hold for 4 years, a revised TIS was submitted with the amended application 

package, and is dated August 24, 2020.  The revised TIS assumed that the proposed development 

would consist of approximately 240 single-family detached-homes, which is anticipated to be built-

out by 2027.  To be conservative in the analysis of future conditions, the study assessed a 

development program containing 8 additional units, and includes 248 units. 

 

Primary access to the development will be provided by a single full movement, unsignalized 

intersection on Lightner Road via existing Omland Place.  As stated in the TIS, site development is 

targeted for 2027.   

 

According to the TIS, the proposed development is anticipated to generate 181 AM peak hour trips, 

243 PM peak hour trips, and 2,505 trips on a weekday.  Based on the capacity and queuing analyses, 

the proposed development is not anticipated to have a detrimental impact to the surrounding 

transportation roadway network, assuming that all planned design and proposed roadway 

recommendations in the TIS are implemented. 

 

The following summary table provides the latest Virginia Department of Transportation (VDOT) 

annual average daily traffic counts and Prince William County Travel Demand model levels of service 

(LOS) information in the vicinity of the site.   

 

Roadway Name Number of Lanes 2020 VDOT Annual 

Average  

Daily Traffic Count  

Travel Demand 

Model 2015 

Daily LOS 

Lightner Road 2 2,800 B 

Omland Place 2 50 N/A 

Olga Court 2 45 N/A 

 

The following DCSM Transportation waivers has been submitted by the Applicant, and reviewed and 

approved by staff: 

 

• WAI2022-00066 Utterback Property:  DCSM 601.04 C and 610.06 

o Waiver for requirement that all single-family detached lots have frontage on and 

access to state-maintained streets or streets approved and bonded to be 

constructed to a standard acceptable for addition to the State street system.   

 

• WAI2022-00067 Utterback Property:  DCSM 650.05 

o Waiver for requirement that street development to be in accordance with 

development standards set forth on the RM-2 typical section.  RM-2 is an undivided 

street section for a two-way residential street. 
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• WAI2022-00068 Utterback Property:  DCSM 602.07 B 

o Waiver of requirement that a distance of 200 feet shall be maintained between 

centerlines of local street intersections. 

 

• WAI2022-00069 Utterback Property:  DCSM 602.07 C 

o Waiver of requirement that all streets designed to carry traffic volume up to 1,000 

VPD (vehicles per day) shall intersect at right angles for a minimum tangent distance 

of 100 feet. 

 

• WAI2022-00070 Utterback Property:  DCSM 601.04 C 

o Waiver of requirement that all single-family detached lots shall have frontage on and 

access to state-maintained  streets or streets approved and bonded to be 

constructed to a standard acceptable for addition to the State street system. 

 

 

Proposal’s Strengths 

 

• Monetary Contribution:  The Applicant has proffered a monetary contribution for 

transportation of $16,780 per single-family detached residential unit constructed, which is 

consistent with the level of service (LOS) policy in effect for land use cases accepted prior to 

July 1, 2016.   

 

• Proffered Lightner Road Improvements 

 

o The Applicant shall design and construct the turn lane, sidewalk, and crosswalk 

improvements to Lightner Road as depicted on the exhibit entitled “Utterback – 

Lightner Road Improvements,” prepared by Dewberry Engineers, Inc., dated June 10, 

2020, last revised November 4, 2021, subject to obtaining all necessary County 

Transportation and VDOT approvals.  If right-of-way is obtained for this right-turn 

lane, whether by purchase or by eminent domain, and all of the improvements are 

approved by the appropriate authorities, the Applicant shall show the final location 

and design of such improvements on the first site/subdivision plan for the Property 

(or on a separate public improvements plan to be submitted concurrently), and said 

improvements shall be completed by the Applicant prior to and as a condition of the 

issuance of an occupancy permit for the 50th residential unit constructed.  

 

o The Applicant shall make improvements to Lightner Road at the intersection of 

McLeod Way and the entrance to the Project.  The Applicant shall show such 

improvements on the first site/subdivision plan for the Property (or on a separate 

public improvements plan to be submitted concurrently), and said improvements 

shall be completed by the Applicant prior to and as a condition of the issuance of an 

occupancy permit for the 50th residential unit constructed.   

 

• Eminent Domain for Public Improvements:  As proffered, in the event the Applicant is unable 

to acquire off-site right-of-way required to construct the public improvements required for 

utilities, utility relocation, access, road improvements, turn lanes, and/or regional 
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stormwater management facilities, the Applicant shall request the County to acquire the 

necessary right-of-way and 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. 

 

• Pedestrian Circulation:  To create a walkable community that encourages residents to enjoy 

the open space areas, a combination of sidewalks and trails have been proposed that link all 

of the open space areas and are within a 5-minute walking time for all residents.  External 

pedestrian connections have also been provided to Lightner Road.  The sidewalk connection 

provided to Lightner Road will provide convenient access to Mountain View Elementary 

School.  The Applicant will continue to coordinate with Prince William County Schools to 

ensure safe pedestrian access from Route 15 on the south side of the Mountain View 

Elementary School and the north side of Lightner Road to the school. 

 

Proposal’s Weaknesses 

 

• Limited to One Immediate Point of Access:  As currently proposed, there is one primary 

access point into the development on Lightner Road.  This is based on existing surrounding 

conditions and limited options for an immediate secondary connection.  However, as 

proffered, the Applicant will construct a second point of access to Olga Court as depicted on 

the MZP prior to the issuance of the final Occupancy Permit for the Project if (a) the existing 

restrictive covenants applicable to Olga Court have been appropriately amended or 

dissolved, and (b) Olga Court has been accepted into the Secondary System of State 

Highways.  Although there is a proffered commitment to pursue a secondary access point 

onto Olga Court, the timeline and implementing details are uncertain at this time.  It is 

preferred to have at least two points of access at an earlier timeframe in the build-out. 

 

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

Transportation Plan.   

 

 

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: 

 

• None identified.    
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Proffer Issues / Deficiencies 
 

• Proffer 23.  Coordination with the School Division – The Applicant shall coordinate, and use 

its best good faith efforts, with the Prince William County School Division to obtain the use of 

a portion of the aforesaid Monetary Contribution for the construction of sidewalks and other 

related improvements to ensure safe pedestrian access from Route 15 on the south side of 

the Mountain View Elementary School and the north side of Lightner Road to said 

elementary school. 

 

o While the intent is positive, staff has policy concerns about this proffer, as written, 

and the appropriateness for a Schools LOS monetary contribution (intended to offset 

capacity in their facilities) to be used to construct sidewalks for a school that is across 

the street from the project site.   

 

o Based on the 2016 LOS monetary contribution policy for Schools, the contributions 

were necessary to mitigate a project’s impact on infrastructure by paying its pro-rata 

share of the classroom space necessary to accommodate the additional students 

generated.  In this case, there appears to be a reasonable relationship between the 

project and pedestrian access to the school across the street, which will serve the 

project’s residents, and who will likely rely on those pedestrian improvements.  As 

such, a commitment to offsite sidewalks would be an appropriate mitigation and a 

meaningful public benefit that staff could support.  However, any such commitment 

should not be at the expense of the mitigation originally intended by the 2016 LOS 

monetary contribution policy for Schools, which is a mitigation expected of all 

residential applications.  Rather, such commitment should be a separate proffer that 

is separate and distinct from the Schools contribution.  Staff will continue to work 

with the Applicant to refine the above proffer. 

 

 

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: 

 

Proffer 26. Waivers and modifications – Pursuant to Section 32.700.25 of the Zoning Ordinance, 

approval of the subject rezoning shall constitute a waiver/modification of the following: 

 

a. Modification of Section 32-305.02, to permit a Modified Reduced Setback House and 

Modified Village House in accordance with the Design Guidelines. 

 

➢ Staff supports, as submitted.  The only development standard being modified is the 

allowable building height for the Modified Reduced Setback House and Modified Village 

House styles that are being proposed.  As proposed, the requested height increase is from 

35 feet to 40 feet.  In order to deliver the intended housing product and for a cohesive 

design, staff has no objections to this request.  
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b. Waiver of Section 32-306.10.1(b) of the Zoning Ordinance to allow two unit types within the 

PMR District. 

 

➢ Staff does not fully support.  The Applicant is proposing an exclusively single-family 

detached residential development.  Although there is a variety of unit styles being offered, 

they are the same housing unit type – single-family detached.  Typically, staff prefers to 

see a variety of housing options for planned mixed residential developments of this size.  

However, given the area context, its planned use designation, and the collective preference 

of the surrounding community associations, staff can generally support and all single-

family housing product for this project, as proposed. 

 

c. 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.  Given the area context and surrounding uses, an all-

residential development can be appropriate for this project.  In addition to the residential 

units, there are considerable open space and landscape areas that create a sense of place 

and add design aesthetics for the proposed planned community.   

 

 

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 Building Official 

• PWC Fire Marshal Office 

• PWC Historical Commission 

• PWC Housing & Community Development 

• PWC Libraries 

• PWC Planning Office – Case Manager / Long-Range Planning / Zoning Administration 

• PWC Police / Crime Prevention 

• PWC Public Works – Environmental Services / Watershed Management  

• PWC Service Authority 

• PWC Transportation 

• PWC Schools 

• Town of Haymarket 

• Virginia Department of Transportation (VDOT)   
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Master Zoning Plan (MZP) 
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Landscape Plan 
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Landscape Plan 
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Landscape Plan 
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Environmental Constraints Analysis (ECA) 
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Environmental Constraints Analysis (ECA) 
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Lightner Road Improvements 
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• Southwestern Regional Pond Enhancement Exhibit 
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• Southeastern Pond Enhancement Exhibit 
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