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PLANNING COMMISSION RESOLUTION 

 

MOTION:  June 8, 2022 

  Regular Meeting 

SECOND:  RES. No. 22-xxx 

 

RE: REZONING #REZ2021-00009, LAKE POINTE RESIDENTIAL 

 OCCOQUAN MAGISTERIAL DISTRICT 

 

ACTION:  

 

WHEREAS, this is a request to rezone ±15.52 acres from B-1, General Business, to 

PMR, Planned Mixed Residential, with associated development waivers and modifications, 

including a signage modification, to allow up to 355 multi-family dwellings; and  

 

WHEREAS, the subject property is located northeast of the Caton Hill Road and 

Killarney Drive intersection, ±375 feet northwest of the intersection of Caton Hill Road and 

Telegraph Road, is identified on County maps as GPINs 8292-75-8519 and 8292-84-1372.00, and is 

addressed as 2580 and 2526 Caton Hill Road, respectively; and 

 

WHEREAS, the site is designated TC, Town Center, OMU, Office Mixed Use, and 

POSP, Parks and Open Space Passive, in the Comprehensive Plan; and is located within The 

Landing at Prince William Small Area Plan special planning area; and 

 

WHEREAS, the site is currently zoned B-1, General Commercial, with proffers, and 

is located within the Data Center Opportunity Zone Overlay District; and   

 

WHEREAS, the Prince William County Planning Commission duly ordered, 

advertised, and held a public hearing on June 8, 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 

#REZ2021-00009, Lake Pointe Residential, subject to the proffers dated May 12, 2022. 

 

 

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

Ayes:   

Nays:   

Abstain from Vote:  

Absent from Vote:   

Absent from Meeting:   

 

 

MOTION CARRIED 

 

 

 

 

Attest:  ________________________________________________________________ 

  Antoinette Brzyski 

Clerk to the Planning Commission  
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PROFFER STATEMENT 

 

RE: #REZ2021-00009, Lake Pointe Rezoning 

 

Record Owner:  Caton Hill Properties LLC 

Contract Purchaser:  NRP Group LLC 

Property:  8292-75-8519 and 8292-84-1372.00 (hereinafter the “Property”) 

   Occoquan Magisterial District  

   ± 15.52 acres  

   B-1, General Business to PMR, Planned Mixed Residential  

 

Date:  May 12, 2022 

 

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

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

hereto, including proffers associated with Rezoning # REZ1995-0014, Lake Pointe Office Park. 

In the event the referenced rezoning is not granted as applied for by the Applicant, the below-

described proffers shall be withdrawn and shall become null and void and proffers associated 

with Rezoning #REZ1995-0014 shall remain in full force and effect on the applicable portion of 

the Property. 

 

The headings of the proffers set forth below have been prepared for convenience or reference 

only and shall not control or affect the meaning or be taken as an interpretation of any provision 

of the proffers. Any improvements proffered herein below shall be provided at the time of 

development of the portion of the site served by the improvement, unless otherwise specified. 

The terms “Applicant” and “Developer” shall include all future owners and successors in interest. 

 

“Final Rezoning”, as the term is used herein, shall be defined as that zoning which is in effect on 

the day following the last day upon which the Prince William Board of County Supervisors' 

decision granting the rezoning may be contested in the appropriate court or, if contested, the day 

following entry of a final court order affirming the decision of the Board of Supervisors which 

has not been appealed, or if appealed, the day following which the decision has been affirmed on 

appeal. 

 

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

 

A. Master Zoning Plan entitled “Lake Pointe,” prepared by Dewberry, dated November 20, 

2020, last revised May 12, 2022, consisting of the following sheets (the “MZP”):  

 

● Cover Sheet 
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● Land Use Plan  

● Open Space Plan  

● Transportation and Utilities Plan 

 

B. Design Guidelines prepared by Dewberry, dated November 20, 2020, last revised May 

12, 2022 (the “Design Guidelines”) 

 

USES AND SITE DEVELOPMENT 

 

1. Land Use Plan: Development of the Property will be in substantial conformance with the 

Land Use Plan.  The exact boundaries and acreage of the Land Bays may be increased or 

decreased at the time of site plan/subdivision, not to exceed ten percent (10%) of the gross 

area of the larger Land Bay impacted by each such change. 

 

2. Units: The maximum number of multi-family residential units constructed on the Property 

shall not exceed 355 units. 

 

3. Zoning: The Applicant may use the Property in accordance with the Planned Mixed 

Residential District (PMR), as waived/modified in accordance with these Proffers.   

 

AFFORDABLE HOUSING 

 

4. Monetary Contribution: The Applicant shall make a monetary contribution to the Prince 

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

constructed on the Property to be used for the Housing Preservation and Development 

Fund. Said contribution shall be paid prior to and as a condition of occupancy permit 

issuance for each residential unit constructed on the Property. The Applicant shall receive 

a total credit against these Housing Preservation and Development monetary contributions 

in the amount of $2,500 (which represents the credit for each single-family residential unit 

that could be constructed on the Property by-right). 

 

COMMUNITY DESIGN 

 

5. Design Guidelines: Development on the Property shall be in substantial conformance 

with the design concepts and details set forth in the Design Guidelines. Changes to allow 

additional building materials shall be approved by the Planning Director or his designee 

prior to the issuance of the building permit. Compliance with this proffer shall be 

evidenced with the submission of building elevations to the Development Services Land 
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Development Division two weeks prior to the request for a building permit release letter. 

Minor modifications to the Design Guidelines may be made at the time of final 

site/subdivision plan. More substantial modifications to the Design Guidelines may be 

approved by the Prince William County Planning Director, or its designee, who shall 

notify the Applicant what has been determined in regard to the modification’s 

consistency with the Design Guidelines. The Planning Director's written determination 

shall include specific references to those portions of the Design Guidelines or conditions 

of the zoning which are the basis for such determination. The Applicant shall not approve 

any such substantive amendment found to be inconsistent by the Planning Director.  

 

6. Landscaping:  

 

a. Landscaping shall be provided in substantial conformance with the Open Space 

Plan. All new plantings required by the DCSM for buffers, landscape strips, 

parking lots, and 10-year tree coverage shall be comprised of landscape material 

that is drought resistant and native to Virginia or regionally appropriate material 

in accordance with the DCSM.   

 

b. Within the buffer area located along the western property line adjacent to GPIN 

8292-75-2419 and labeled as “Variable Width 30’ Landscape Buffer”, the 

Applicant shall remove any non-native, invasive species.   

 

7. Public Art Display Courtesy Review: The Applicant shall provide a Public Art Display in 

the Park, as indicated in the Design Guidelines. In connection with the review of the site 

plan for the Park (within Phase 2 of the Property), the Applicant shall notify the Long-

Range Planning Manageror their designee in writing to review the Public Art 

Display.  Said notification shall be for courtesy review purposes only and copies of the 

correspondence shall be provided to the County prior to site plan approval for the Park 

(within Phase 2 of the Property) to evidence compliance with this proffer. 

 

ENVIRONMENTAL 

 

8. Monetary Contribution: The Applicant shall make a monetary contribution to the Prince 

William Board of County Supervisors in the amount of $75.00 per acre 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 each final site plan. 
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PARKS AND RECREATION 

 

9. Amenities:  The Applicant shall provide an amenity package for the exclusive use of the 

residents that shall include, at a minimum, a swimming pool, a pocket park, playground 

and a dog park.   

 

10. Monetary Contribution: The Applicant shall make a monetary contribution to the Prince 

William Board of County Supervisors in the amount of $241.10 per multi-family unit 

constructed on the Property to be used for parks and recreation purposes. Said contribution 

shall be paid prior to and as a condition of the occupancy permit issuance for each said 

unit constructed on the Property. 

 

PUBLIC SAFETY  

 

11. Monetary Contribution: The Applicant shall make a monetary contribution to the Prince 

William Board of County Supervisors in the amount of $203.39 per multi-family 

residential unit constructed on the Property to be used for public safety purposes. Said 

contribution shall be paid prior to and as a condition of occupancy permit issuance for 

each said residential unit constructed on the Property.  

 

SCHOOLS 

 

12. Monetary Contribution:  The Applicant shall make a monetary contribution to the Prince 

William Board of County Supervisors in the amount of $853.12 per multi-family unit 

constructed on the Property. Said contribution shall be paid prior to and as a condition of 

the occupancy permit issuance for each said unit constructed on the Property.  

 

TRANSPORTATION 

 

13. Access: Subject to Prince William County Department of Transportation (“PWCDOT”) 

and the Virginia Department of Transportation (“VDOT”) approval, access to the Property 

shall be as shown on the Transportation and Utilities Plan. 

 

14. Bicycle Facilities: The Applicant shall provide bicycle parking in accordance with the 

DCSM.  Bicycle facilities may be provided within a multifamily residential building and 

the amount of parking spaces shall be shown on each site plans submitted for the Property. 
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15. Caton Hill Road & Killarney Intersection: The Applicant shall prepare a traffic signal 

warrant study and signal justification report for the intersection of Caton Hill Road & 

Killarney. If a traffic signal is not warranted, or PWCDOT or VDOT do not approve such 

signal, the Applicant shall have no further obligation.  If a traffic signal is warranted, and 

PWCDOT and VDOT approve such signal, the Applicant shall be responsible for the 

design and construction of such signal. The Applicant may receive an occupancy permit 

if the Applicant is coordinating with PWCDOT and VDOT to design and install the signal.  

 

16. Parking Management Plan: – Prior to site plan approval, the Applicant shall submit a 

Parking Management Plan for approval by PWCDOT to aid in the control and 

enforcement of parking. Said plan may include, but shall not be limited to, issuing parking 

permits/stickers, lease restrictions/information, subsidies for bus/transit, providing 

bicycle racks, and enforcement/towing contracts, etc. Modifications may be made to the 

Parking Management Plan, as determined by the Applicant and approved by County 

Transportation. 

 

WATER AND SEWER 

 

17. 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. 

 

MISCELLANEOUS 

 

18. 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 CP1-U to the date the contributions are paid, 

subject to a cap of 6 percent (6%) per year, noncompounded. 
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WAIVERS & MODIFICATIONS 

 

19. Pursuant to Section 32-700.25 of the Zoning Ordinance, approval of the subject rezoning 

shall constitute a waiver/modification in accordance with the following: 

a. Pursuant to Section 32-250.23.6 of the Zoning Ordinance, waiver to allow for 

signage pursuant to the Design Guidelines. 

b. Waiver of Section 32-306.11 of the Zoning Ordinance to allow for one unit type.  

c. Waiver of the Section 32-306.12.6.G of the Zoning Ordinance to allow for the 

setback to be pursuant to the MZP.  

d. Waiver of Section 610.02 of the DCSM to allow for a reduction in parking spaces 

to the number shown on the MZP.  

e. Waiver of Section 702.06.F. of the DCSM to allow for trees to be planted in storm 

easements and to install parking lot lights, walls and/or fences. 

f. Modification of Section 802.10 of the DCSM to allow for utility easements in the 

buffer areas to overlap. 

g. Modification of Section 802.11 and Table 8-1 of the DCSM to reduce the 50 ft. 

wide buffer along the northern property line to 30 ft. as shown on the MZP.  

h. Modification of Section 802.11 and Table 8-1 of the DCSM to reduce the 50 ft. 

buffer adjacent to the VDOT parking & ride lot to street trees as shown on the 

MZP.  

i. Modification of Section 802.11 and Table 8-1 of the DCSM 50 ft. buffer 

requirement adjacent to the commercial uses to allow for a 15 ft. buffer as shown 

on the MZP.  

j. Waiver of Section 802.11 and Table 8-1 of the DCSM, waiving the buffer 

requirement adjacent to the existing day care to allow for a travelway as shown on 

the MZP.  

k. Modification of Section 802.11 and Table 8-1 of the DCSM to modify the 30 ft. 

buffer requirement adjacent to office uses to allow to a 30 ft. variable width buffer 
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as shown on the MZP. 

 

[Signature(s) to follow on next page] 

 

 

 



Planning Office 

Rebecca Horner, AICP, CZA 

Acting Director of Planning 
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EXECUTIVE SUMMARY 

 

This is a proposal to rezone ±15.52 acres from B-1, General Business, to PMR, Planned Mixed 

Residential, with associated development waivers and modifications, including a signage 

modification, to allow up to 355 multi-family dwellings.  The project site is located northeast of the 

Caton Hill Road and Killarney Drive intersection, north of Caton Hill Road, and northwest of the 

intersection of Caton Hill Road and Telegraph Road.   

 

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

#REZ2021-00009, Lake Pointe Residential, subject to the proffers dated May 12, 2022. 

 

 

 

 

 

 

 

PC Meeting Date: June 8, 2022 

Agenda Title: Rezoning #REZ2021-00009, Lake Pointe Residential 

District Impact: Occoquan Magisterial District 

Requested Action: Recommend Approval of Rezoning #REZ2021-00009, Lake Pointe 

Residential, subject to proffers dated May 12, 2022  

Department: Planning Office 

Case Planner: Scott F. Meyer 
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BACKGROUND 

 

A. Request:  To rezone ±15.52 acres from B-1, General Business, to PMR, Planned Mixed 

Residential, with associated development waivers and modifications, including a signage 

modification, to allow up to 355 multi-family dwellings.   

 

Uses/Features Existing Proposed 

Zoning B-1, General Business PMR, Planned Mixed 

Residential 

Use(s) Undeveloped Multi-Family Residential 

(up to 355 multi-family 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 = 

±15.52 acres 

Residential Unit 

Type / # 

2 unit types/styles 

 

355 units;  1 unit type (multi-

family; apartment style, with 

1, 2, or 3 bedroom 

floorplans;   

5 buildings, with 4 to 5 

stories each  

Land Bay N/A Land Bay A = UDR (Urban 

Density Residential) / OS 

(Open Space);  13.52 acres 

Land Bay B= OS;  2.00 acres 

Density  PMR (UDR) = 16 to 30 

dwellings per acre 

PMR (UDR) = 22.9 dwellings 

per acre (gross); 

(proposed) 
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Uses/Features Required in The Landing at 

Prince William Small Area 

Plan / Transect 4 (T-4) / 

Town Center 

Proposed with 

Development in PMR 

(as proffered) 

Target Density T-4 = 8 – 24 d.u./ac. 22.9 d.u./ac.  (355 / 15.52) 

Target Land Use 

Mix  

Residential = 40 – 80% 

Non-Residential = 10 – 65% 

Civic = 5 %+ 

Residential =100% 

(Multi-Family in Town Center 

Target Building 

Height  

T-4 = 4-6 stories 4 to 5 stories;   

 

Open Space 30% of site  (4.66 acres) 45.3% of site  (7.03 acres 

(proposed) 

Uses/Features Requirement as per DCSM 

 

Proposed with 

Development in PMR 

(as proffered) 

Parking 

(Multi-Family 

Residential – 

(Apartments,  

Mid-Rise) 

 

Parking Standard:   

1.75 spaces per unit 

(average) 

 

Total Required: 

621 spaces 

Parking Standard:   

1.54 spaces per unit 

(average) 

 

Total Provided: 

545 spaces 

 

(12.2% reduction, as proposed 

by Applicant) 

 

Waiver not supported by staff 

 

 

B. Site Location:  The subject property is located northeast of the Caton Hill Road and 

Killarney Drive intersection, and ±375 feet northwest of the intersection of Caton Hill 

Road and Telegraph Road.  The property is identified on County maps as GPINs 

8292-75-8519 and 8292-84-1372.00, and is addressed as 2580 and 2526 Caton Hill 

Road, respectively. 

 

C. Comprehensive Plan:  The site is designated TC, Town Center, OMU, Office Mixed 

Use, and POSP, Parks and Open Space Passive, in the Comprehensive Plan and is 

located within The Landing at Prince William Small Area Plan special planning area. 

 

D. Zoning:  The site is currently zoned B-1, General Commercial, with proffers, 

#REZ1995-0014 (Lake Pointe Office Park), and is located within the Data Center 

Opportunity Zone Overlay District.   
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E. Surrounding Land Uses:  The project site is located on the north side of Caton Hill 

Road and east of the terminus of Killarney Drive.  The subject property is located 

within the future planned area for the Town Center section of The Landing at Prince 

William Small Area Plan.  As such, the Town Center Illustrative Plan included in the 

Small Area Plan identifies the property as multi-family residential surrounded by 

other amenities and services.   

 

To the north of the site are existing single-family detached houses, parking areas, 

and buildings associated with religious institutions as well as undeveloped land.  

South and across Caton Hill Road is undeveloped land owned by a religious 

institution, self-storage center (Self Storage Plus), and an existing and lawfully 

nonconforming motor vehicle repair/garage facility.  To east is the Telegraph Road 

VDOT Commuter Park & Ride Lot, Prestige child daycare/preschool academy and 

nursery school facility, and a Sheetz gas station with restaurant and convenience 

store.  To the west are overhead power transmission lines, The Preserve at Catons 

Crossing apartment complex, a low-rise office building, and a medical office building.  

Further to the west of site is the new Kaiser Permanente medical campus complex, 

which is under construction. 

 

F. Background and Context:  The Applicant (NRP Group, LLC) is the contract purchaser 

of the subject property, consisting of approximately 15.52 acres.  The  Applicant is 

requesting to rezone ±15.52 acres from B-1, General Business, to PMR, Planned 

Mixed Residential, with associated development waivers and modifications, including 

a signage modification, to allow up to 355 multi-family dwellings in planned 

residential community to be known as Lake Pointe Residential.  The development is 

to consist of five (5) multi-family buildings, four (4) 4-story buildings and one (1) 5-

story building.   

 

The site is currently undeveloped and is zoned B-1, with proffers, in association with 

#REZ1995-0014 (Lake Point Office Park).  The project area is located within The 

Landing at Prince William Small Area Plan special planning area. 

 

 

STAFF RECOMMENDATION 

 

Staff recommends approval of Rezoning #REZ2021-00009, Lake Pointe Residential, subject to the 

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

 

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

and directly implements TC and POSP use designations in the Comprehensive Plan.   

 

• The project meets the land use policy intent within The Landing at Prince William Small Area 

Plan.    
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• As infill and supporting residential development, the proposal will deliver a planned, 

cohesive, and multi-family residential product with onsite amenities, which will add to the 

mixture of intended uses in the area.   

 

 

Comprehensive Plan Consistency Analysis 
 

Long-Range Land Use:  The site is predominantly designated TC, Town Center, and POSP, Parks and 

Open Space Passive, in the Comprehensive Plan, and is located within The Landing at Prince William 

Small Area Plan special planning area.  A small portion at the western fringe of the project area, 

containing overhead powerlines and an associated easement, is designated OMU, Office Mixed Use.  

However, this area will be proposed as open space, and is considered a minor component of the 

balance of the project area.  The TC location is intended for regional commercial and entertainment 

destinations, as well as access to amenities for residential/employment centers.  Among the 

preferred primary uses in the TC are multi-family residential.  In fact, the Town Center Illustrative 

Plan included in the Small Area Plan identifies the subject property as multi-family.  The 

southwestern portion of the site area designated as POSP contains an existing stormwater pond 

that the Applicant intends to retain.  In addition, the property is within the T-4 Transect Zone.  With 

up to 355 multi-family dwellings being proposed in five (5) multi-family buildings, four (4) 4-story  

buildings and one (1) 5-story building, the project is consistent with the overall policy guidance for 

The Landing at Prince William Small Area Plan. 

 

Level of Service (LOS):  This rezoning proposal is subject to the proffer legislation, Virginia State Code 

Section 15.2-2303.4.  The Applicant has elected to proceed under proffer law in effect at the time the 

application was submitted, which was after July 1, 2019.  Pursuant to Virginia State Code Section 

15.2-2303.4.(D)(1), the Applicant has provided proffers with the submission package, which indicates 

that the Applicant deems the proffers to be reasonable and appropriate.  A Proffer Justification 

Narrative, which was prepared by Municap, Inc. and dated April 28, 2022, has been provided.   

 

The LOS impacts related to this subject rezoning request would be mitigated by the monetary 

proffers provided by the Applicant and in accordance with policy guidelines, as per the Proffer 

Statement, dated May 12, 2022, as follows: 

 

Environmental $75.00 per acre 

(based on 15.52 acres) 

$75 x 15.52 acres $1,164.00 

Parks & Recreation $241.10 per multi-family (MF) 

unit constructed  

$241.10 x 355 MFs $85,590.50 

Public Safety $203.39 per MF unit 

constructed  

$203.39 x 355 MFs $72,203.45 

Schools $853.12 per MF unit 

constructed  

$853.12 x 355 MFs $302,857.60 

TOTAL LOS $ 

CONTRIBUTION 

  $461,815.55 
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• In-Kind (as per Proffer #15): 

15. Caton Hill Road & Killarney Intersection:  The Applicant shall prepare a traffic signal 

warrant study and signal justification report for the intersection of Caton Hill Road and 

Killarney Drive.  If a traffic signal is not warranted, or PWCDOT or VDOT do not approve such 

signal, the Applicant shall have no further obligation.  If a traffic signal is warranted, and 

PWCDOT and VDOT approve such signal, the Applicant shall be responsible for the design 

and construction of such signal.  The Applicant may receive an occupancy permit if the 

Applicant is coordinating with PWCDOT and VDOT to design and has posted a bond for the 

installation of the signal.   

 

 

Community Input 
 

Notice of the rezoning application has been transmitted to property owners within 500 feet of the 

site.  Prior to formal submission, an initial virtual (Zoom) meeting was held with the Lake Ridge 

Occoquan Coles Civic Association – Planning, Environment, Land-Use and Transportation Committee 

(LOCCA/PELT) on October 29, 2020.  The proposal was discussed/reviewed again at its July 29, 2021 

meeting.  At this time, LOCCA/PELT is supporting the project and believes that it will provide a quality 

planned residential community to support the establishment of The Landing at Prince William Small 

Area Plan.   

 

As of the date of this staff report, the Planning Office has not received any verbal or written 

comments on this proposal, and staff is not aware of any community opposition.   

 

 

Other Jurisdiction Comments 
 

The subject site is located outside of the required notification area for adjacent jurisdictions. 

 

 

Legal Issues 
 

If the rezoning is approved, the ±15.52-acre project site could be developed as a planned mixed 

residential community with all associated waivers and modifications, as proffered, through the 

proposed PMR, Planned Mixed Residential, zoning district.  The site is currently zoned B-1, General 

Business, and is subject to the proffers associated with #REZ1995-0014 (Lake Point Office Park).  If 

the rezoning proposal is denied, then the site could develop as proffered through its B-1 zoning.  

Legal issues resulting from the Planning Commission’s action are appropriately addressed by the 

County Attorney’s Office. 
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Timing 
 

The Planning Commission has until September 6, 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 request 

would meet the 90-day requirement.   

 

 

STAFF CONTACT INFORMATION 

 

Scott F. Meyer | (703) 792-6876 

smeyer@pwcgov.org  

 

 

ATTACHMENTS 

 

Attachment A – Area Maps  

Attachment B – Staff Analysis 

Attachment C – Historical Commission Resolution 

Attachment D – Proffer Justification Narrative  (by MuniCap, Inc.) 

Attachment E – Master Zoning Plan (MZP) 

Attachment F – Environmental Constraints Analysis (ECA) 

Attachment G – Design Guidelines 

Attachment H – Signage Comparison Chart  (by Applicant) 

Attachment I – Schools Impact Statement   

Attachment J – Parking Waiver Request Documentation 
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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 No 

Cultural Resources Yes 

Environment No 

Fire and Rescue Yes 

Housing Yes 

Parks, Open Space and Trails Yes 

Police Yes 

Potable Water Yes 

Sanitary Sewer Yes 

Schools Yes 

Transportation Yes 

 

 

 

  



Staff Analysis 

 

#REZ2021-00009 | Page 13 

Part II.  Comprehensive Plan Consistency Analysis 

 

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

 

Direction Land Use Long-Range Future Land 

Use Map Designation 

Zoning 

North  Existing single-family detached 

houses, parking areas and buildings 

associated with religious 

institutions, and undeveloped land 

RC; TC A-1; M-2 

South South and across Caton Hill Road is 

undeveloped land owned by a 

religious institution, self-storage 

center (Self Storage Plus) and an 

existing and lawfully 

nonconforming motor vehicle 

repair/garage facility 

POSP; TC;TF A-1; B-1; M-2; 

O(M) 

East Telegraph Road VDOT Commuter 

Park & Ride Lot, Prestige child 

daycare and nursery school facility, 

and Sheetz gas station with 

restaurant and convenience store  

TC (Arts & Entertainment 

District) 

B-1; M-1 

West To the west are overhead power 

transmission lines, The Preserve at 

Catons Crossing apartment 

complex, low-rise office building, 

and a medical office building.  

Further to the west of site is the 

new Kaiser Permanente medical 

campus complex, which is under 

construction. 

POSP; OMU; RC A-1; B-1; PMD 

 

 

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; 



Staff Analysis 

 

#REZ2021-00009 | Page 14 

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 TC, Town 

Center, OMU, Office Mixed Use, and POSP, Parks and Open Space Passive, in the Comprehensive 

Plan.  The entire project area is also located within The Landing at Prince William Small Area Plan 

special planning area. 

 

The following table summarizes the uses and densities intended within the TC, OMU, and POSP 

designations as they relate to this project: 

 

Long-Range Land Use 

Map Designation 

Intended Uses and Densities 

 

 

TC, Town Center 

 

(majority of project area) 

 

 

 

 

 

 

(northeastern portion of 

project area) 

 

 

 

 

 

 

 

OMU, Office Mixed Use 

 

(small western portion of 

project area) 

 

 

 

 

 

 

 

 

 

 

Town Centers (TC) provide a mix of uses arranged in a pedestrian 

friendly urban form.  These centers are locations for regional 

commercial and entertainment destinations as well as access to 

amenities for adjacent residential and employment centers.  Streets 

are interconnected and multi-modal with parking located behind 

buildings.  Short blocks with shallow setbacks and onstreet parking 

are appropriate. 

 

 

Arts & Entertainment District 

Such district within the Town Center (TC) provides opportunities for a 

pedestrian friendly access to arts, cultural and entertainment venues 

supported by retail, dining, creating and exploring opportunities.   

Buildings in this area have medium to deep setbacks and block sizes 

to accommodate public art sculptures or displays, performances, 

and promenades.   

 

 

The purpose of the Office Mixed Use (OMU) classification is to 

provide for areas of low-to high-rise, offices or research and 

development activities.  Projects developed in this classification shall 

be for office use, with retail and retail service uses are discouraged.  

Office development areas is encouraged to be in accordance with 

the Illustrative Guidelines for Office Development, provided as a 

supplement to the Community Design Plan chapter of the 

Comprehensive Plan and available from the Planning Office.  A 

minimum office building height of 3-5 stories is preferred. 
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POSP, Parks and Open 

Space Passive 

 

(northwestern and 

southwestern portions of 

project area) 

 

The purpose of the POSP, Parks and Open Space Passive, 

classification is to designate existing and projected parks and 

recreational areas of the County.  Passive uses generally require or 

result in little or no alteration of the landscape and produce little or 

no light, noise or visual intrusion on their surroundings. 

 

 

The Applicant has provided the following exhibit, which shows the subject project area within the 

area context of The Landing a Prince William Small Area Plan: 
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The following summary and informational charts below provide the specific land use 

description/goals, use preferences, and form/character components of the relevant key land use 

designations – as extracted and adopted in The Landing at Prince William Small Area Plan. 
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Proposal’s Strength 

 

• Land Use & Zoning Compatibility:  The site is predominantly designated TC, Town Center, 

and POSP, Parks and Open Space Passive, in the Comprehensive Plan and is located within 

The Landing at Prince William Small Area Plan special planning area.  A small portion at the 

western fringe of the project area, containing overhead powerlines and an associated 

easement, is designated OMU, Office Mixed Use.  This OMU area will be proposed as open 

space, and is considered a minor component of the project area.  The TC location is intended 

for regional commercial and entertainment destinations, as well as access to amenities for 

residential/employment centers.  Primary uses in the TC include multi-family residential, as 

well as retail & service commercial, office, entertainment commercial, government 

contracting, hotel, conference center, and transit center.  The southwestern portion of the 

site area designated as POSP and contains an existing stormwater pond that the Applicant 

intends to retain.   

 

o The proposed rezoning of the subject property from B-1, General Business, to PMR, 

Planned Mixed Residential, as proffered, directly implements the TC and POSP use 

designations.  The small area plan envisions “high-density, walkable neighborhoods 

focusing on connections to mixed-use centers and transit”.   

 

• The Landing at Prince William Small Area Plan – Consistency:  The Town Center Illustrative 

Plan included in the Small Area Plan identifies the subject property as multi-family.  In 

addition, the property is within the T-4 Transect Zone.  With up to 355 multi-family dwellings 

being proposed in five (5) multi-family buildings, four (4) 4-story  buildings and one (1) 5-

story building, the project is consistent with the overall policy guidance for The Landing at 

Prince William Small Area Plan.  From a density and transect perspective, the project is 

consistent. 
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• Proffered Master Zoning Plan (MZP) & Uses:  As proffered, development of the site shall be 

in substantial accordance with the Land Use Plan of the MZP.  The property is being 

developed as a planned, mixed residential community, with a maximum of 355 multi-family 

(apartment) residential dwellings to be contained on 15.52 acres.   

 

• Consistency & Infill with Surrounding Area:  The subject property is located within the future 

planned area for the Town Center section of The Landing at Prince William Small Area Plan.  

As such, the Town Center Illustrative Plan included in the Small Area Plan identifies the 

property as multi-family residential and surrounded by other amenities and services.  This 

project provides a planned multi-family residential community in an appropriate density for 

the other planned uses and the area context.   

 

Proposal’s Weaknesses 

 

• Lack of Commitment to Non-Residential Uses:  As per The Landing at Prince William Small 

Area Plan, such developments should have a “target land use mix” of up to 10 – 65% non-

residential uses and 5% civic uses for the project area.  Furthermore, the Plan recommends 

non-residential secondary uses such as supporting retail service, commercial, civic, cultural, 

and office uses.  Although there are various community-serving amenities being offered to 

serve the residents of the development, it is an all-residential development.  Despite the fact 

that the primary use designation of the project area is Town Center and at the transition of 

the Arts & Entertainment District, and in an area where residential should be primary use, 

the small area plan calls for the integration of mixed uses.  These elements are absent here. 

 

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

Range Land Use Plan. 

 

 

Community Design Plan Analysis 
 

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

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

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

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

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

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

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

and the preservation of environmental features.   

 

This project contains detailed Design Guidelines, to which the Applicant is proffering substantial 

conformance.   
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Sign Modification Request 

 

Section 32-250.23.6. of the Zoning Ordinance allows the Board of County Supervisors to approve 

signage that is not consistent with the sign standards within the Zoning Ordinance as part of a 

rezoning or SUP request.  Pursuant to Section 32-250.23.6. of the Zoning Ordinance and in the 

context of this subject SUP proposal, the following criteria must be considered to grant 

modifications for signage.  A more detailed Signage Comparison Chart summary table has been 

provided by the Applicant and can be found in Attachment H at the end of this report.   Summarized 

responses from the Applicant to each of the criteria are as follows: 

 

The follows provided a summary list of the requested signage modifications: 

 

• Façade signage for residential project permits one per site entrance or one per building, 

each of which can be a maximum of 16 square feet.  The Applicant is requesting building 

façade signs up to 100 square feet, and is requesting 2 signs per building. 

 

• Increase in the number of building façade address signs, from 1 per building to 8 per 

building.  The allowable size is up to 16 square feet, but 8 square feet is requested for each. 

 

• Increase in the number of directional signs, from 3 to 5. 

 

• Increase is directional sign sizes, from 4 square feet to 21 square feet.  

 

• Monument entrance signage is proposed to be up to 80 square feet, from allowable size of 

64 square feet. 

 

 

a) Compatibility of the proposed sign(s) 

The compatibility of the proposed sign(s) with the existing and/or approved buildings, 

landscaping, onsite amenities, overall design character of the on-site development, and design 

character of development adjacent to the subject property.  

 

➢ Response:  The purpose of the requested sign modifications is to allow for additional 

building façade signage and increased sizes of such signage for the various buildings.  

There are also increases in the number and size of onsite directional signage and 

increased size for the monument entrance signage.  The proposed signage and 

accompanying elevations, as depicted in the Design Guidelines, is high quality and 

attractive.  It is compatible with adjacent buildings, landscaping, and the overall design 

theme and character of the new development. 

 

b) Improve the Scenic Quality along Highways 

The ability of the proposed sign(s), particularly when accompanied by landscaped treatments and 

lighting, to improve the scenic quality of highly visible areas along interstate highways, regional 

highways, and major County thoroughfares, with particular emphasis for signs proposed in 

proximity to the County’s major gateways as identified in the Comprehensive Plan.  
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➢ Response:  As proposed, the signage will improve the scenic quality of the property.  The 

building signage complements the community architecture of the proposed buildings 

and will aid in overall wayfinding.  Because of the location of the property, proposed 

landscaping along this portion of Caton Hill Road, and surrounding uses, the proposed 

sign modifications will have minimal impact on the visional appearance of the adjacent 

and nearby properties and right-of-way. 

 

c) Consistency of Signage in a Mixed-Use Development 

In the case where the proposed sign or signs would be included in a mixed-use development, the 

consistency of the design for the proposed sign(s) with a comprehensive sign program. 

 

➢ Response:  This rezoning proposal is not itself a mixed use development, but is part of a 

mixed use area and small area plan.  The design of the façade signs will be coordinated 

to match the architectural features of the buildings and establish a cohesive signage 

theme for the residential development.   

 

d) Degree of Deviation 

The degree of deviation from the sign regulations, considering whether the proposed sign design 

represents the minimum amount of modification necessary to provide adequate identification of 

the proposed use while still remaining consistent with the purposes and intent of County Code 

Section 32-250.21.  

 

➢ Response:  Façade signage for residential project permits one per site entrance or one 

per building, each of which can be a maximum of 16 square feet.  The Applicant is 

requesting building façade signs up to 100 square feet, and is requesting 2 signs per 

building.  Also, there is a request to increase the number of building façade address 

signs, from 1 per building to 8 per building.  The allowable size is up to 16 square feet, 

but 8 square feet is requested for each.  In addition, the Applicant is requesting an 

increase in the number of directional signs, from 3 to 5, and an increase from 4 square 

feet to 21 square feet.  Furthermore, the monument entrance signage is proposed to be 

up to 80 square feet, from the allowable size of 64 square feet.  Signage details are 

provided within the Design Guidelines.  Overall, the proposed signage is an appropriate 

amount and extent for this type of residential project, and staff can support. 

 

This sign modification request and design of the sign will remain consistent with the 

purpose of Section 32-250.21, which encourages aesthetic quality in the design, overall 

wayfinding, providing a fundamental role in convenience to citizens, and encouraging 

sense of place.  The scope of the requested signage modification is limited to the 

quantity and size of building façade signs, directional signs, and monument signs.  In 

summary, staff considers the extent and nature of the signage modifications as 

appropriate for this type of community.  

 

e) Existence of Special Visual Obstruction 

The existence of a special visual obstruction or difficulty in locating the use, due to unique 

challenges associated with the location, topography, size, or configuration of the lot, including 

access to the lot, which makes the customary application of the sign regulations unreasonably 

restrictive.  
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➢ Response:  The enhanced building signage will aid in wayfinding on the site based on the 

site layout and location/orientation of buildings.  It will also provide project character 

and identification, from various vantage points.   

 

f) Highway Corridor Overlay District (HCOD) 

Whether the proposed sign would be located within a Highway Corridor Overlay District (HCOD). 

 

➢ Response:  The property is not located within a Highway Corridor Overlay District. 

 

 

o Staff Position:  In summary, staff concurs with the justification provided by the Applicant 

and recommends approval of the requested signage modifications.  The Applicant is 

proposing to construct 5 new multi-family residential buildings with a cohesive design, 

landscape enhancements, coordinated signage package, and an overall design theme that 

is context sensitive.  Effective signage is an important component of quality design.  

 

Proposal’s Strengths 

 

• Provision for Design Guidelines:  As proffered, development on the Property shall be in 

substantial conformance with the design concepts and details set forth within this 

document.  From an overall density and land use perspective, the proposed elements are 

consistent with the small area plan.  They provide an overall design framework and vision for 

how the community is to develop.  In addition, such document includes guiding design 

principles to be adhered to during the design, construction, and occupation phases of the 

project.  

 

• Intent of Landscaping & Buffering Commitments:  As proffered, landscaping shall be 

provided in substantial conformance with the Open Space Plan.  All new plantings required 

by the DCSM for buffers, landscape strips, parking lots, and 10-year tree coverage shall be 

comprised of landscape material that is drought resistant and native to Virginia or regionally 

appropriate material in accordance with the DCSM.  Based on the staff review, the overall 

landscaping/screening components are sufficient and appropriate for this type of 

community.  This project area is at the periphery of the Town Center and not in the core 

section, and such, at a transition point.  During staff’s review, a primary focus was based on 

aligning the buildings with the base framework for the street network and providing 

functional open spaces.  Flexibility is provided in order to provide effective landscape buffers 

and planting areas, while considering the future intent of how the small area plan may 

develop.  Certain landscaping and buffering modifications are intended to create an urban 

form as envisioned by the small area plan.   

 

• Public Art Display Courtesy Review:  The Applicant shall provide a Public Art Display in the 

Park, as indicated in the Design Guidelines.  In connection with the review of the site plan, 

the Applicant shall notify the Long-Range Planning Manager or designee in writing to review 

the Public Art Display.  In addition, this public arts component is also supportive of the intent 

of the Arts & Entertainment District within the Town Center.  
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Proposal’s Weaknesses 

 

• Lack of Plan Details:  As currently proposed, the Master Zoning Plan (MZP) does not contain 

details pertaining to the site layout, access configuration, onsite circulation, parking, internal 

site layout details, and landscape concept.  Although the key baseline plan features are 

generally depicted, the lack of specific site details limits staff’s ability to fully analyze the 

development options and allows variability with what exactly could be developed onsite.  As 

always, staff prefers to see more site-specific details on the MZP.  Furthermore, elements 

from the Design Guidelines need to be extracted and more specifically called out in the 

proffers and/or shown on the MZP. 

 

• Conflicts with Minimum Development Standards & Unresolved Plan Inconsistencies:  It is 

important to that the Applicant is not meeting the full minimum standards for onsite 

landscaping and buffers, and various buffers are being modified.  In addition, there are 

several unresolved items on the MZP, which include labeling, easement details, landscaping 

consistency, and other clarifying design elements.  In order to develop a cohesive and 

integrated planned residential community, staff recognizes and anticipates flexibility and 

modification of such buffering standards.  However, there are areas where the buffering 

standard is applicable, particularly along major roadways and along the west side of the site.  

For example, along Caton Hill Road, the proposed buffering is being reduced to 15 feet.  

Also, the buffering along the office uses to the west should be more than 30 feet and be 

more consistently applied. 

 

• Design Guidelines & Oversight/Compliance:  As proposed, formal Design Guidelines are 

being proposed.  As such, staff has concerns about the ability to enforce and 

uphold/administer the design quality standards and specific details.  Much of what is being 

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

the design details and overall quality.    

 

• Insufficient Onsite Parking:  According to the current DCSM requirements, for this type of 

multi-family residential community, 621 parking spaces are required.  However, only 545 

spaces are proposed.  As such, the Applicant has submitted a request for a waiver to reduce 

the number of parking spaces by 12.2%, which staff is unable to support.  PWCDOT has 

determined that it can only support an 8% reduction in parking spaces for this development.  

Adequate parking is an important supporting component for multi-family developments, 

and it needs to be sufficient. 

 

• Urban Design & Building Form:  As currently proposed, the project’s overall urban design 

and building form is not consistent with The Landing at Prince William Small Area Plan.  The 

following extracted below graphic image further demonstrates that the main road should be 

lined with a building wall with activated uses at the ground plane.  It is unclear from the 

application materials whether the proposed buildings will include a design that emphasizes 

street level activation.  In addition, the Applicant is proposing open space in lieu of a building 

wall.  Open space can be an effective activating element, provided it includes a high-quality 

design and amenities.  Neither the MZP nor Design Guidelines provides details on this or 

other open space areas.    
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• Inconsistencies of Site Layout & Street Grid:  As currently proposed, the overall site layout 

does not include a grid that is fully consistent with the small area plan.  The site layout 

includes Street E and connections to Streets 4 and 5.  However, it does not include Street F, 

which is another important connection in the small area plan street grid.  The following 

graphic shows the proposed grid network from the Small Area Plan. 
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• Discrepancies with Onsite Amenities & Design/MZP Details:  As previously noted, there is a 

lack of specificity with onsite amenities and design details within the park spaces, particularly 

those along the grid streets and adjacent to the day care.  In addition, there are 

discrepancies between the buffering standards as noted on the MZP and the Design 

Guidelines, particularly along the western side of the property. 

 

• Street Cross Sections:  The MZP should include street cross sections for each street intended 

to implement the Landing at Prince William street grid.  The individual streets proposed as 

part of this development (i.e., streets E, 4, and 5 noted above) will extend offsite and form 

the basis for the overall small area plan street network.  From an urban design framework, it 

is important that these streets include consistent dimensions and design, and in this regard, 

street sections are an important implementation tool.  Further elaboration will be included 

in the Transportation section below.  

 

On balance, this application is inconsistent 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 Cultural Resources Assessment and Records Check (CRARC) for the subject property indicated that 

there was a low probability of archaeological and/or historic sites or graves within the project area.  

The majority of the project area has been previously disturbed.  The Historical Commission reviewed 

this item at their February 9, 2021 and recommended “No Further Work”.  The resolution is attached 

at the end of the report.   

 

Proposal’s Strengths 

 

• No Further Work:  The Historical Commission reviewed this proposal at its February 9, 2021 

meeting and determined that no further work was needed.  The County Archaeologist 

concurs. 
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Proposal’s Weaknesses 

 

• None identified. 

 

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

Resources Plan. 

 

 

Environment Plan Analysis 
 

Prince William County has a diverse natural environment, extending from sea level to mountain 

crest.  Sound environmental protection strategies will allow the natural environment to co-exist with 

a vibrant, growing economy.  The Environment Plan sets out policies and action strategies that 

further the County’s goal of preserving, protecting, and enhancing significant environmental 

resources and features.  The Plan includes recommendations relating to the incorporation of 

environmentally sensitive development techniques, improvement of air quality, identification of 

problematic soil issues, preservation of native vegetation, enhancement of surface and groundwater 

quality, limitations on impervious surfaces, and the protection of significant viewsheds. 

 

The project site contains a combination of woodlands and managed turf areas.  There is no 

Resource Protection Area (RPA) or floodplain resources.  Eleven (11) specimen trees have been 

identified by the Applicant onsite.  The site lies within The Landing at Prince William small area plan. 

 

It appears that the Applicant is proposing to clear approximately 80% of this site including all 11 

specimen trees, natural hardwood forest and early successional forest.  Of the area proposed to 

remain undisturbed, approximately 80% is occupied by existing utility and stormwater management 

(SWM) easements, much of which are blanketed by aggressive, non-native vine species, such as 

Kudzu and Japanese Honeysuckle.  The Applicant is proposing to preserve only 2.9% of the total site 

area in existing forest cover.  Staff recommends the Applicant consider preservation of existing 

onsite woodlands in buffer areas and elsewhere such that their tree cover requirement is met onsite 

through preservation.   

 

Regarding the Environmental Constraints Analysis (ECA), there is incomplete information.  The ECA 

should show an accurate existing tree line and vegetation cover types.  Extensive areas covered with 

non-native invasive species of vines are in areas proposed for preservation.  Also, all existing utilities 

(including utility type) and their associated easements should be shown and labeled.  The following 

is not shown, but will need to more specifically addressed at the time of site plan review: 

 

 i.  Electric lines and easement at the site’s Caton Hill Road frontage; 

 ii.  Major electric easement at the north and western side of the site; and   

 iii. Gas easement bisecting the site from east side to northwest end. 
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Water Quality 

 

The Applicant has proffered to make a monetary contribution to the Board of County Supervisors in 

the amount of $75.00 per acre for water quality monitoring, drainage improvements, and/or stream 

restoration projects.  Said contribution shall be made prior to and as a condition of site plan 

approval with the amount to be based on the site area acreage. 

 

Proposal’s Strengths 

 

• Existing Stormwater Management:  The southwestern portion of the site area designated as 

POSP, Parks Open Space Passive. contains an existing stormwater management (SWM) pond 

feature that the Applicant intends to retain.  This SWM pond will also be used to treat runoff 

from the community when developed.  

 

• Provided Open Space:  Over forty-five percent (45.3%) open space is being provided for this 

project, which exceeds the 30 percent minimum requirement in the PMR zoning district and 

the recommendation within The Landing at Prince William Small Area Plan. 

 

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.  Staff recommends the Applicant consider preservation of 

existing onsite woodlands in buffer areas and elsewhere such that their tree cover 

requirement is met onsite through active preservation.  The Applicant is currently proposing 

to preserve only 2.9% of the total site area in existing forest cover, which is inconsistent with 

this policy guidance for onsite preservation.   

 

• Lack of Proffered Commitment for Limits of Clearing & Grading:  The Applicant has shown a 

proposed limits of clearing and grading (LCG) on the ECA.  However, this is not shown on the 

MZP or proffered.  A proffer is needed that commits the Applicant to develop in accordance 

with a LCG that preserves the existing forest cover within the existing wooded buffers.  This  

also needs to be clearly shown on the MZP Open Space Plan. 

 

• Ambiguity of Landscaping & Preservation in Open Space Areas:  Currently, there is lack of 

specificity on the MZP and proffers for defining what open space areas are intended for 

preservation and the parameters of such preservation efforts.  Although there is a 

commitment to substantial conformance to the landscaping on the Open Space Plan, there 

is nothing definitive in the proffers to define what happens in the open space, which results 

in a lack of predictability.   

 

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

Environment Plan. 
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Fire and Rescue Plan Analysis 
 

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

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

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

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

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

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

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

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

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

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

 

Fire/Rescue Station #20 (Prince William Commons) is the first due fire/rescue resource for the 

subject property.  The site is inside the 4.0-minute travel time for Basic Life Support and Fire and 

inside the 8.0-minute travel time for Advanced Life Support.  In FY 2021, Fire/Rescue Station #20 

responded to 2,889 incidents, and with a workload capacity of 4,000. 

 

It is also important to note that with the proposed new internal street grid and resulting external 

connections, the overall roadway connectivity will be improved. 

 

Proposal’s Strengths 

 

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

Board of County Supervisors in the amount of $203.39 per multi-family residential unit 

constructed on the Property to be used for public safety purposes, which includes fire and 

rescue services.  Said contribution shall be made prior to and as a condition of issuance of 

an occupancy for each residential unit. 

 

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

time for basic life support and fire suppression. 

 

• Inside of 8.0-Minute Travel Time:  The site is located within the required 8.0-minute travel 

time for advanced life support services. 

 

• Station Workload:  Fiscal Year 2021 figures indicate that Fire and Rescue Station #20 

responded to 2,889 incidents, while the workload capacity for Station 20 is 4,000 incidents 

per year.  As such, it is operating within capacity. 

 

Proposal’s Weaknesses 

 

• None identified. 

 

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

Rescue Plan. 
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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 chapter of the Comprehensive Plan encourages the provision of diverse and affordable 

housing for all segments of the County’s population, and encourages developers to contribute to the 

Housing Preservation and Development Fund during the rezoning process for any residential 

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 similar projects. 

 

It is also important to note that the current Comprehensive Plan has as a stated goal to "identify 

sufficient locations and consistent criteria for the provision of diverse housing opportunities to 

provide housing opportunities for all segments of the County’s populations and to assist in 

promoting economic development".  The proposed development will provide a quality housing 

product type and value consistent with the current market and consistent with The Landing at Prince 

William Small Area Plan, and will help support housing needs generated by the surrounding uses. 

 

Proposal’s Strengths 

 

• Infill & Context-Sensitive Development:  This proposed infill, planned mixed residential 

community is consistent with the intended multi-family residential development in this 

portion of The Landing at Prince William Small Area Plan, which specifies the project area as 

Town Center, at the transition of the Arts & Entertainment District.  By considering the 

existing surrounding uses and area context, the proposed development is essentially placing 

new rooftops where they are intended and in an appropriate/orderly manner with up to 355 

new multi-family homes. 

 

Proposal’s Weaknesses 

 

• Lack of Commitment to Affordable / Workforce Housing:  Since this project area is within an 

evolving Town Center (TC) area and is in the target vicinity for future transit 

resources/infrastructure, there should be provisional option to include affordable dwelling 

units (ADUs) and/or workforce dwelling units (WDUs).  Currently, there is no such provision.  

Although the County is still developing more specific housing policies that have not yet been 

adopted, this component should still be considered at some level for this type of project. 

 

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

Plan. 
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Parks, Open Space and Trails Plan Analysis 
 

The quality of life for residents of Prince William County is linked closely to the development and 

management of a well-maintained system of parks, trails, and open space.  Prince William County 

contains a diversity of park, open space, and trail resources.  These parklands, open spaces, and 

recreational facilities play a key role in shaping both the landscape and the quality of life of Prince 

William County residents through the conservation of natural and cultural resources, protection of 

environmental quality, and provision of recreational facilities.  The Parks, Open Space and Trails Plan 

sets out policies and action strategies that further the County’s goal of providing park lands and 

recreational facilities of a quantity, variety, and quality appropriate to meet the needs of the current 

and future residents of Prince William County.  The Plan includes recommendations to preserve 

existing protected open space, maintain high quality open space, expand the amount of protected 

open space within the County, and to plan and implement a comprehensive countywide network of 

trails. 

 

The Prince William County Department of Parks, Recreation & Tourism (DPRT) has reviewed the 

subject application and offers the following comments, relevant to the level of service (LOS) 

standards contained in the Parks, Open Space and Trails Chapter of the Comprehensive Plan 

(adopted March 10, 2020), and park goals identified in the DRPT Parks, Recreation and Open Space 

Master Plan (adopted October 6, 2020), and The Landing at Prince William Small Area Plan (adopted 

November 19, 2019). 

 

PWC PARKS AND RECREATION FACILITIES WITHIN THE SERVICE AREA THE PROJECT * 

Park Type   Park/Facility  

Neighborhood  Harbor Drive Park  (funded and currently under construction) 

Community  Lake Ridge Marina & Golf Course 

     Hammill Mill Park 

     Hylbrook Park 

Regional   Chinn Aquatics & Fitness Center 

    Veterans Memorial Park 

Linear/Resource  None 

Natural/Cultural Res. None 

School/Community Use K9 Gunner Memorial Dog Park (leased) 

Trails   Occoquan Greenway 

    Existing shared use path along Caton Hill Road 

 

* Note:  Not all parks within the service area of the proposed project are listed.  DPRT has reduced 

the list to the parks that will most likely be used by the development’s residents based on 

anticipated use and travel patterns, and the overall density of parks in the service area. 

 

The Applicant has proffered to provide a mix of onsite recreational facilities and amenities for the 

residents of this development that will serve the neighborhood park type needs of the 

development’s residents.  Also, the Applicant has proffered a monetary contribution to be used for 

parks and recreation needs at an offsite location. 
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Overall, DPRT supports the onsite recreational aspects of the subject application and believes the 

proposed amenities will serve most of the neighborhood park-type needs of the development’s 

residents.  The Applicant is meeting the general neighborhood park needs of the development with 

onsite amenities to include, at a minimum, a swimming pool, a pocket park and/or playground, and 

a dog park.  To address the offsite recreational needs of the future residents, however, DPRT 

recommends that the identified projects from DPRTs Expanded Services list also be used in the 

monetary contribution calculation, resulting in a larger per unit contribution of $241.10 per unit.  At 

this time, the Applicant has agreed to this increased monetary contribution to offset the impacts.  

 

Although the proposed urban agricultural field area is a positive attribute, staff has not 

historically documented much success with this type of onsite feature in the County and with 

limited interest from residents, thus far. 

 

Proposal Strengths 

 

• Community Recreational Amenities:  As proffered, the Applicant shall provide an amenity 

package for the exclusive use of the residents that shall include, at a minimum, a swimming 

pool, a pocket park, playground, and a dog park.  The Applicant is also maintaining the 

existing pond feature, which aligns with the Small Area Plan’s POSP designation.   

 

• Monetary Contribution:  The Applicant shall make a monetary contribution to the Board of 

County Supervisors in the amount of $241.10 per multi-family unit constructed on the 

Property to be used for parks and recreation purposes.  Said contribution shall be paid prior 

to and as a condition of the occupancy permit issuance for each said unit constructed on the 

Property. 

 

Proposal Weaknesses 

 

• Open Space Areas & Building Orientation:  As currently proposed, the buildings are oriented 

towards parking areas, drive aisles, or interior travel ways – rather the larger intact open 

spaces and/or green areas.  Although staff recognizes the importance of aligning the 

building footprints in relation to the interior street network, for small area plan consistency, 

much of the intact open space is still located in the periphery of the project and is less 

centralized.  From an aesthetics perspective, orienting the buildings towards defined open 

space areas is preferable.  Given the irregular project area and orientation of overhead 

powerlines and a gas easement, staff also acknowledges that there were limited overall 

layout options.   

 

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

Recreation, and Tourism component of the Comprehensive Plan. 
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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 of 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, the Applicant should ensure that lighting 

supports visibility.  Where lighting is placed at a lower height to support visibility for pedestrians, 

ensure that 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. 

 

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. 
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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.  The Service Authority has an existing 12-inch stub-out located on Killarney 

Drive near parcel 8292-75-8519 and an existing 12-inch stub-out located on the adjacent parcel 

8292-84-6158.  The developer shall be required to install a minimum 12-inch diameter main through 

the site connecting the two specified stub-outs to provide a system loop closure for increased 

redundancy 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. 

 

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

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

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

water utility improvements necessary to develop the subject property and the above-listed 

requirements in accordance with all applicable Service Authority, and County and State 

requirements, standards, and regulations.   

 

Proposal’s Strengths 

 

• Water Connection & Service:  As proffered, the Applicant shall plan, design, and construct all 

onsite and offsite public water utility improvements necessary to develop the subject 

property.  

 

Proposal’s Weaknesses 

 

• None identified. 

 

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

Water Plan.    

 

 

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

public sewer to develop.  The Service Authority has an existing 8-inch gravity sewer main located on 

parcel 8292-75-8519, 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. 

 

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. 

 

 

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 March 28, 2022.  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. 
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Developer Proposed Mitigation 

 

• The Proffer Statement, dated May 12, 2022, calculates a monetary contribution in the 

amount of $853.12 per multi-family unit, generating $302,857.  This amount is based on 

mitigation strategies outlined in the Proffer Justification Narrative dated April 28, 2022. 

 

• The 2019 proffer law allows proffer contributions per residential unit, with proffers 

calculated for the projected students that exceed the current capacity. 
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School Board Comments and Concerns 

 

• Projected enrollment within five years, at the assigned schools at all levels, have capacity for 

the proposed students. 

 

• For this reason, the School Board is not opposed to the subject application.  

 

Proposal’s Strengths 

 

• Adequate Capacity at All Impacted Schools:  Projected enrollment within five (5) years at the 

assigned schools at all levels have capacity for the proposed students. 

 

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

$853.12 per single-family detached residential unit constructed, which is consistent with the 

level of service (LOS) policy in effect at the time of reviewing this application. 

 

Proposal’s Weaknesses 

 

• None identified. 

 

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

Plan.   
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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 

rights-of-way, provide and/or fund transit infrastructure, pedestrian and bicycle pathways, and 

improved and coordinated access to transit facilities. 

 

Vehicular access to the site would be provided through the following:  an interparcel connection on 

the east side with access to Telegraph Road; Caton Hill Road via Killarney Drive that provides full 

movements; and the existing right-in/right-out driveway to the east.  The Applicant has mostly 

aligned the roads to a street grid system as outlined in The Landing at Prince William Small Area 

Plan, with connections to the surrounding street network.   

 

A Traffic Impact Analysis (TIA) from Wells & Associates was submitted with the application package.  

The first TIA was dated December 7, 2020, and with a revision date of April 28, 2021.    

 

The Lake Pointe residential development is proposed to include up to 355 multi-family housing units 

and estimated to generate 118 AM peak hour trips, 149 PM peak hour trips, and 2,272 average daily 

(24-hour) trips when fully occupied.  The proposed development generates 158 fewer AM peak hour 

and 139 fewer PM peak hour trips and 460 fewer daily trips when compared to the previously 

approved by-right office development of 265,146 square feet.  According to the Applicant, 

development is planned to be completed by late 2024.   

 

To mitigate site impacts, the Applicant proposes to install a new traffic signal at the Caton Hill 

Road/Killarney Drive intersection, if warranted.  Delays and queuing at other study intersections are 

not anticipated to be significantly affected by site generated traffic and therefore no additional 

improvements are proposed.    

 

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.   
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Roadway Name Number of Lanes 2020 VDOT Annual 

Average  

Daily Traffic Count;   

Vehicles Per Day (VPD) 

Travel Demand 

Model 2019 

Daily LOS 

Caton Hill Road 4 18,000 B 

Telegraph Road  4 9,600 C 

Killarney Drive 2 Private N/A 

 

The Applicant submitted a waiver request for a modification to the UAS-1 typical section (Urban 

Center Street).  The justification was to provide a safer pedestrian transition to and from parked 

vehicles, and the sidewalk will be located against the curb and the tree pit will be removed.  This will 

allow pedestrians a smooth hard surface to walk on while they enter/exit their vehicle.  It will also 

provide larger areas for root development for the proposed street trees and prevent tree roots from 

pushing up sidewalks and creating trip hazards.  This UAS-1 waiver has been approved.   

 

The Applicant must provide a modified road typical section on the MZP set before this proposal goes 

to the Board and should remove/modify the dimensions in the Design Guidelines to align with the 

modified street section.  

 

A Parking Management Plan is being proposed to mitigate the requested reduction of parking 

spaces.  In order to determine if the proposed onsite parking spaces would adequately 

accommodate the parking demands at Lake Pointe, the results from the September 27, 2021 

parking study were reviewed.  It included a parking occupancy count at a similar nearby location, the 

Preserve at Catons Crossing apartment property. 

 

The Applicant submitted a request for a waiver to reduce the number of parking spaces by 12.2%.  

Staff is unable to support this waiver for this reduction.  Transportation staff determined that it can 

only support an 8% reduction in parking spaces.   

 

Proposal’s Strengths 

 

• Onsite Bicycle Facilities:  The Applicant will provide bicycle parking in accordance with the 

DCSM.  Such bicycle facilities may be provided within a multi-family residential building and 

the amount of parking spaces shall be shown on each site plans submitted for the Property.  

 

• Traffic Signal Provision at Caton Hill Road & Killarney Drive Intersection:  The Applicant will 

prepare a traffic signal warrant study and signal justification report for the intersection of 

Caton Hill Road and Killarney Drive.  If a traffic signal is not warranted, or PWCDOT or VDOT 

do not approve such signal, the Applicant shall have no further obligation.  If a traffic signal 

is warranted, and PWCDOT and VDOT approve such signal, the Applicant shall be 

responsible for the design and construction of such signal.  The Applicant may receive an 

occupancy permit if the Applicant is coordinating with PWCDOT and VDOT to design and 

post a bond for the installation of the signal.  The proffer must specify a trigger for this 

analysis such as “a condition of approval for the first site plan”. 
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• Parking Management Plan:  Prior to site plan approval, the Applicant shall submit a Parking 

Management  Plan for approval by PWCDOT to aid in the control and enforcement of 

parking.  Said plan may include, but shall not be limited to, issuing parking permits/stickers, 

lease restrictions/information, subsidies for bus/transit, and enforcement/towing contracts, 

etc.  Modifications may be made to the Parking Management Plan, as determined by the 

Applicant and approved by County Transportation. 

 

Proposal’s Weaknesses 

 

• Unsupported Parking Waiver Request:  Staff is unable to support the 12.2% reduction in 

parking space waiver.  PWCDOT has determined that it can only support an 8% reduction in 

parking spaces for this development.  Parking is an important supporting component for this 

type of development and must be adequate to serve the needs of the residents. 

 

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

Transportation Plan.  However, as mentioned above, staff cannot support the 12.2% reduction in 

parking spaces, and therefore, the Applicant must provide the number of parking spaces associated 

with an 8% reduction.  This can be accomplished by either reducing the number of units or removing 

some of the provided open space that is over the required amount.  

 

 

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. 

 

 

Proffer Issues / Deficiencies 
 

(Proffer #15) 

15. Caton Hill Road & Killarney Intersection:  The Applicant shall prepare a traffic signal warrant 

study and signal justification report for the intersection of Caton Hill Road & Killarney.  If a 

traffic signal is not warranted, or PWCDOT or VDOT do not approve such signal, the Applicant 

shall have no further obligation.  If a traffic signal is warranted, and PWCDOT and VDOT 

approve such signal, the Applicant shall be responsible for the design and construction of such 

signal.  The Applicant may receive an occupancy permit if the Applicant is coordinating with 

PWCDOT and VDOT to design and install the signal.  

 

➢ This proffer needs clarifications.   

Staff requests that the above proffer contain a clearly defined trigger.  Also, staff would 

like to know when such signal justification report will be submitted and when the traffic 

signal will be constructed and operational. 
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(Proffer #19)  

WAIVERS & MODIFICATIONS 

 

19.  Pursuant to Section 32-700.25 of the Zoning Ordinance, approval of the subject rezoning 

shall constitute a waiver/modification in accordance with the following: 

 

d. Waiver of Section 610.02 of the DCSM to allow for a reduction in parking spaces to 

the number shown on the MZP.  

 

➢ Staff does not support.   

Staff is unable to support the 12.2% reduction in parking spaces waiver, as currently 

submitted.  Staff has determined that it can only support an 8% reduction in parking 

spaces for this development.  This waiver request must be removed from the Proffer 

Statement. 

 

 

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 reflected in the in the Proffer Statement and reflected on MZP and 

Design Guidelines, as applicable, and as follows: 

 

WAIVERS & MODIFICATIONS 

 

19.  Pursuant to Section 32-700.25 of the Zoning Ordinance, approval of the subject rezoning 

shall constitute a waiver/modification in accordance with the following: 

 

a. Pursuant to Section 32-250.23.6 of the Zoning Ordinance, waiver to allow for 

signage pursuant to the Design Guidelines. 

 

➢ Staff supports, as submitted.  To encourage a more compact, cohesive, and 

walkable community with a sense of identity and with appropriate wayfinding 

and design branding, modified signage for the multi-family units and buildings 

are being proposed. 

 

b. Waiver of Section 32-306.11 of the Zoning Ordinance to allow for one unit type.  

 

➢ Staff supports, as submitted.  The Applicant is proposing an exclusively multi-

family detached residential development.  Although there are a variety of unit 

styles being offered, they are the same housing unit type – multi-family 

apartments.  Typically, staff prefers to see a variety of housing options for 

planned mixed residential developments of this size.  This is part of the cohesive 

design.  There is a variety of apartments being offered, with one, two, or three 

bedrooms.  However, given the area context, its planned use designation and 

intended density in The Landing at Prince William Small Area Plan, staff can 

generally support an all-multi-family housing product, as proposed. 
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c. Waiver of the Section 32-306.12.6.G of the Zoning Ordinance to allow for the 

setback to be pursuant to the MZP.  

 

➢ Staff supports, as submitted.  This is specifically a waiver of the required 12-foot 

setback of the building to surface parking lot to allow for the buildings to be 

setback as shown on the MZP.  The proposed reduction is consistent with the 

Small Area Plan goals of having short blocks with shallow setbacks and creating 

an integrated cohesive development between the adjacent properties. 

 

d. Waiver of Section 610.02 of the DCSM to allow for a reduction in parking spaces to 

the number shown on the MZP.  

 

➢ Staff does not support.  Staff is unable to support the 12.2% reduction in 

parking spaces waiver, as currently submitted.  Staff has determined that it can 

only support an 8% reduction in parking spaces for this development.  This 

waiver request must be removed from the Proffers. 

 

e. Waiver of Section 702.06.F. of the DCSM to allow for trees to be planted in storm 

easements and to install parking lot lights, walls and/or fences. 

 

➢ Staff supports, as submitted.  Due to the more urban nature of this development 

and the desire to provide beneficial tree cover, lighting, and walls/fences, it is 

necessary to place features within some of the storm easements.  These features 

will only be placed in storm easements where the proposed pipe is 3 feet or 

deeper.  

 

f. Modification of Section 802.10 of the DCSM to allow for utility easements in the 

buffer areas to overlap. 

 

➢ Staff supports, as submitted.  Minimal utility crossings within buffers are allowed 

so long as comparable performance standards are maintained.  Using small 

trees, shrubs, grasses, etc. approved by the overhead utility the buffer that is 

crossed by the overhead line will be provided with plant material equivalent to a 

Type B buffer. 

 

g. Modification of Section 802.11 and Table 8-1 of the DCSM to reduce the 50 ft. wide 

buffer along the northern property line to 30 ft. as shown on the MZP.  

 

➢ Staff does not fully support, as submitted.  The proposed reduction is generally 

consistent with the Small Area Plan goals of having short blocks with shallow 

setbacks and creating an integrated cohesive development between the adjacent 

properties.  The Small Area Plan’s Town Center Illustrative Plan contemplates a 

reduction in buffer widths within the Town Center.  The proposed reduction will 

allow for a sidewalk connection to the park and ride lot.  However, there are still 

parking areas adjacent to the reduced buffer area, not buildings or streets, as is 

preferred. 
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h. Modification of Section 802.11 and Table 8-1 of the DCSM to reduce the 50 ft. 

buffer adjacent to the VDOT parking & ride lot to street trees as shown on the 

MZP.  

 

➢ Staff does not fully support, as submitted.  Although the proposed reduction is 

consistent with the Small Area Plan goals of having short blocks with shallow 

setbacks and creating an integrated cohesive development between the adjacent 

properties, limited detail is provided on landscaping or the number/type of 

street trees.  This concern can be addressed by providing additional detail and 

street sections as noted in the Community Design section.    

 

i. Modification of Section 802.11 and Table 8-1 of the DCSM 50 ft. buffer requirement 

adjacent to the commercial uses to allow for a 15 ft. buffer as shown on the MZP.  

 

➢ Staff supports, as submitted.  The proposed reduction is consistent with the Small 

Area Plan goals of having short blocks with shallow setbacks and creating an 

integrated cohesive development between the adjacent properties.  The Town 

Center proposed 15 feet of landscaping is line with the minimum 8 feet of 

landscaping outlined in the Small Area Plan.  The Small Area Plan’s Town Center 

Illustrative Plan contemplates a reduction in buffer widths within the Town 

Center.  The proposed reduction will allow for a sidewalk connection to the park 

and ride lot. 

 

j. Waiver of Section 802.11 and Table 8-1 of the DCSM, waiving the buffer 

requirement adjacent to the existing daycare to allow for a travelway as shown on 

the MZP.  

 

➢ Staff supports, as submitted.  In order to provide the street network proposed in 

the Small Area Plan, this street will need cross a small portion of the daycare’s 

property.  In order to maintain all of the daycare facility’s existing play areas it is 

proposed to waive a buffer to the daycare property. 

 

k. Modification of Section 802.11 and Table 8-1 of the DCSM to modify the 30 ft. buffer 

requirement adjacent to office uses to allow to a 30 ft. variable width buffer as 

shown on the MZP. 

 

➢ Staff does not fully support, as submitted.  This intent provides flexibility to 

integrate public uses and community facilities into development design, rather 

than separate out such uses.  The Design Guidelines provide for the protection of 

the viewscape intended by the Code requirement and establish requirements and 

standards which are tailored to the development.  However, portions of the 30-

foot-wide buffer have no specific planting standards and are not clearly defined.    
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Agency Comments 
 

The following agencies have reviewed the proposal and their comments have been summarized in 

relevant comprehensive plan chapters of this report.  Individual comments are in the case file in the 

Planning Office: 

 

• PWC Archaeologist 

• PWC Building Official 

• PWC Fire Marshal Office 

• PWC Historical Commission 

• PWC Housing & Community Development 

• PWC Libraries 

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

• PWC Police / Crime Prevention 

• PWC Public Works – Environmental Services / Watershed Management 

• PWC Schools 

• PWC Service Authority 

• PWC Transportation 

• Virginia Department of Transportation (VDOT)   
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I.  Introduction 
 
The purpose of this Proffer Impact Analysis is to satisfy portions of the County’s requirements as they 
relate to the 2016 legislation (as subsequently described, and as subsequently amended) for the 
proposed Lake Pointe Development (the “Residential Development”). More specifically, this 
document addresses legislative requirements and County policy related to “proffers” that the applicant 
has elected to propose in connection with the rezoning for the Residential Development. 
 
LEGISLATION PERTAINING TO RESIDENTIAL PROFFERS 
 
Section 15.2-2303.4 of the Code of Virginia (the “Residential Proffer Legislation”), as it was amended 
effective July 1, 2019, places certain limitations on proffers for residential rezoning cases filed after 
July 1, 2016, or July 1, 2019. As stipulated by the Residential Proffer Legislation, and unless an 
applicant elects to apply for a rezoning pursuant to Subsection D of that statute, a local government 
may only request or accept a proffer if it addresses an impact that is specifically attributable to a 
proposed new residential development, and, if it is an offsite proffer, it addresses an impact to an 
offsite public facility, such that (a) (i) the new residential development creates a need, or an identifiable 
portion of a need, for one or more public facility improvements in excess of existing public facility 
capacity at the time of the rezoning, and (b) (ii) each such new residential development applied for 
receives a direct and material benefit from a proffer made with respect to any such public facility 
improvements. For the purposes of the statute, a locality may base its assessment of public facility 
capacity on the projected impacts specifically attributable to the new residential development. 
 
The Residential Proffer Legislation designates four categories of public improvements and facilities, 
which are as follows: 
 

• Public school facility improvements: construction of new primary and secondary public 
schools or expansion of existing primary and secondary schools, to include all buildings, 
structures, parking, and other costs directly related thereto; 
 

• Public safety facility improvements: construction of new law enforcement, fire, emergency, 
medical, and rescue facilities or expansion of existing public facilities, to include all buildings, 
structures, parking and other costs directly related thereto; 

 
• Public park facility improvements: construction of public parks or improvements and/or 

expansion of existing public parks, with “public parks” including playgrounds and other 
recreational facilities; and 

 
• Public transportation facility improvements: construction of new roads; improvement or 

expansion of existing roads and related appurtenances as required by applicable standards of 
the Virginia Department of Transportation, or the applicable standards of a locality; and 
construction, improvement, or expansion of buildings, structures, parking, and other costs 
directly related to transit. 
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According to the statute, expenses of an existing public facility, such as ordinary maintenance or repair, 
or any capital improvement to an existing public facility, such as a renovation or technology upgrade, 
that does not expand the capacity of such facility shall not be included. In addition, all proffers will be 
deemed unreasonable unless the proffer addresses an impact to public facilities that is specifically 
attributable to the proposed residential development and for which there will not be adequate existing 
capacity for the proposed residential development. 
 
This document addresses the projected impact of the Residential Development on three of the 
foregoing infrastructure categories to which residential proffers may be directed. A separate traffic 
impact analysis (the “Traffic Impact Analysis”) will be prepared that addresses impacts to public 
transportation facility improvements. 
 
PROFFER JUSTIFICATION NARRATIVE REQUIREMENT 
 
In response to the Residential Proffer Legislation, the County adopted policies to ensure any proffer 
requested or accepted meets the standards mandated by the legislation. Among them is the 
requirement that any residential rezoning or proffer amendment application subject to the residential 
proffer legislation include a justification narrative identifying impacts to public facility improvements. 
The requirement further states that the justification narrative must, in detail: 
 

• Identify all of the impacts of the proposed rezoning/proffer amendment; 
 

• Propose specific and detailed mitigation strategies and measures to address all of the impacts 
of the proposed rezoning/proffer amendment; 

 
• Address whether all of the mitigation strategies and measures are consistent with all applicable 

law, including, but not limited to, the Residential Proffer Legislation; and 
 

• Demonstrate the sufficiency and validity of those mitigation strategies using professional best 
accepted practices and criteria, including all data, records, and information used by the 
applicant or its employees or agents in identifying any impacts and developing any proposed 
mitigation strategies and measures. 

 
This document focuses on the identification of potential impacts to public facility 
improvements resulting  from the proposed Residential Development.  
   
Subsequent sections of this document provide a detailed description of the Residential Development 
and its potential impacts on public facility improvements. This document also provides a detailed 
explanation of the methodology employed in calculating these impacts. 
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II.  The Residential Development 
 
THE RESIDENTIAL DEVELOPMENT 
 
As proposed by NRP Properties, LLC (the “Developer,” or the “Applicant”), the Residential 
Development consists of 355 multi-family units on an approximately 15.52-acre site within the Occoquan 
Magisterial District in the County. The site of the proposed Residential Development is located north of 
Caton Hill Road, west of Telegraph Road and the VDOT park and ride lot, south of two residential homes 
and vacant land, and east of an office and multi-family development. The site includes the following 
GPINs:  
 

8292-75-8519  8292-84-1372 
 
The maximum residential development allowed “by-right” under current zoning is estimated to be zero 
because the property is currently zoned B-1 (General Business District), which allows residential units if 
proffered or conditioned as part of a special use permit in accordable with Section 32-400.25 of the Zoning 
Ordinance.  
 
The Applicant is requesting a rezoning of 15.52 acres to PMR (Planned Mixed Residential), which, in 
accordance with the County Comprehensive Plan, is designed to permit and encourage the establishment 
of communities of varied housing types in planned developments.  
 
The site is located within The Landing at Prince William Small Area Plan (the "Small Area Plan"), which 
is designed to "reinvent and capitalize on one of Prince William County's last largely undeveloped areas 
ripe for increased economic growth." The primary focus of the Small Area Plan is to "create a sustainable 
transit-oriented community anchored around a Vibrant Arts & Entertainment District while also 
preserving existing natural resources." A majority of this site is located within the Town Center (TC) 
designated area in the Small Area Plan with a small portion of the site located in the Arts & Entertainment 
District and is shown as multi-family residential on the Town Center Illustrative Plan. 
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EXHIBIT A: RESIDENTIAL DEVELOPMENT SITE PLAN 
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III.  Public Facility Improvement Impacts 
 
OVERVIEW 
 
As mentioned, this document includes a calculation of public facility impacts, which are detailed in 
the subsequent sub-sections.  Included in each section is a discussion of the methodology employed 
in estimating impacts.  The included subsections are as follows: 
 

• Public school facility improvements – In keeping with County practices, separate impacts 
are calculated for elementary, middle, and high schools, and are based on projected 
incremental additional students that will result from the Residential Development. 
  

• Public safety facility improvements – In keeping with County practices, impacts are 
calculated for both police services and fire and rescue services; impacts are based on projected 
incremental additional residents that will result from the Residential Development. 

 
• Public park facility improvements – Impacts are based on projected incremental additional 

residents that will result from the Residential Development. 
 

Public transportation facility improvements will be addressed in the Traffic Impact Analysis. 
 
It should be noted that level of service (“LOS”) standards shown herein represent the County 
standards as described in the County Comprehensive Plan.  In some cases, the current LOS 
actually provided by the County does not meet the stated LOS standard.  Any calculation of 
proffers will take into account the LOS standard as set out in the Comprehensive Plan, the 
current County LOS, and the amount pledged in the County’s Capital Improvement Plan to 
raise the current County LOS to meet the planned LOS standard. 
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III-A.  Public School Facility Improvement Impacts 
 
METHODOLOGY 
 
To project impacts to public school facility improvements, MuniCap first researched the student 
generation factors used by Prince William County Public Schools.  These factors are calculated separately 
by school type (elementary, middle, and high school) and by unit type (single-family, townhouse, and 
multi-family).  Historical student generation factors are shown below in Table III-A.1. 

 
TABLE III-A.1 

Current and Historical Student Generation Factors 

 
 Source: Student Generation Factors by School Level and Housing Unit Type, Prince William County Public Schools (2021-2022). 
 

MuniCap then applied these student generation factors to the proposed units within the Residential 
Development that are in excess of the development that would be allowed under the current zoning 
designation.  For purposes of this exercise, it is assumed that all of the projected students are new to the 
County, rather than relocated from elsewhere within the Prince William County Public Schools system. 
 
Finally, MuniCap identified the schools that will be impacted by the Residential Development based on 
school boundaries and researched the projected capacity at each applicable school. MuniCap then 
determined whether the projected net student impacts represented a burden beyond projected school 
capacity. 
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PROJECTED NET STUDENT IMPACTS 
 
As previously described, the Residential Development includes 355 multi-family units. Based on the 
projected development and the student generation factors identified in Table III-A.1, the proposed 
development will generate an estimated 117 total students, 0 of whom are estimated to be generated by-
right. As shown in Table III-A.2 below, the Residential development is estimated to create 117 new 
students, which is the total estimated number of students generated less the estimated number of by-right 
students. 
 

TABLE III-A.2 
Projected Student Generation – Residential Development 

 

School Type Units(a) Unit Type Generation 
Factor(b) 

Total Projected 
Students(c) 

Elementary 355 Multi-family 0.161 57.16 
Middle 355 Multi-family 0.075 26.63 
High 355 Multi-family 0.089 31.60 

Multi-family students     115.38 
       
Elementary 0 - - 0.00  
Middle 0 - - 0.00  
High 0 - - 0.00  

Less: Total-by-right     0.00  
       

Elementary 355   58.00 
Middle 355   27.00 
High 355     32.00 

Total       117.00 
(a)Source: The NRP Group. 
(b)See Table III-A.1. 
(c)Total students are rounded up to the next whole number.  

 
CURRENT CAPACITY OF PUBLIC SCHOOL FACILITIES 
 
The public school facilities potentially impacted by the Residential Development are: Jenkins 
Elementary School, Woodbridge Middle School, and Gar-Field High School. Table III-A.3 on the 
following page shows the projected capacity and enrollment at each school for the 2023-24 school 
year, which represents the year the development is assumed to be completed.  
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TABLE III-A.3 
County School Facilities – Projected Capacity and Enrollment 

 

School Projected 
Capacity(a) 

Projected 
Enrollment(a) 

Excess 
Capacity 

Projected 
Students 

Proffer 
Consideration 

Jenkins Elementary School 752  578  174  58  Has Capacity 
Woodbridge Middle School 1,081  996  85  27  Has Capacity 
Gar-Field High School 2,839  2,403  436  32 Has Capacity 

Total 4,672  3,977  695  117   
(a)Capacity and enrollment shown is for 2023-24, which represents the year development is assumed to be completed. Source: Prince William 
County Public Schools Enrollment Forecast as of September 30, 2021.  

 
Elementary School Facilities 
The Residential Development site is located within the John D. Jenkins Elementary School boundaries 
(see Exhibit C). According to Prince William County Public Schools, the school has a planning 
capacity of 752 students and a projected enrollment of 578 students, meaning that the school has 
unused capacity for 174 additional students. Therefore, the fifty-eight projected elementary school 
students that will be created by the Residential Development are not in excess of projected capacity 
and do not represent an additional need for Prince William County Public Schools facilities. 
 
Middle School Facilities 
The Residential Development site is located within the Woodbridge Middle School boundaries (see 
Exhibit D). According to Prince William County Public Schools, the school has a planning capacity 
of 1,081 students and a projected enrollment of 996 students, meaning that the school has unused 
capacity for 85 additional students. Therefore, the twenty-seven projected elementary school students 
that will be created by the Residential Development are not in excess of projected capacity and do not 
represent an additional need for Prince William County Public Schools facilities. 
 
High School Facilities 
The Residential Development site is located within the Gar-Field High School boundaries (see Exhibit 
E).  According to Prince William County Public Schools, the school has a planning capacity of 2,839 
students and a projected enrollment of 2,403 students, meaning that the school has unused capacity 
for 436 additional students.  Therefore, the thirty-two projected high school students that will be 
created by the Residential Development do not exceed projected capacity and do not represent an 
additional need for Prince William County Public Schools facilities. 
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EXHIBIT B:  AREA MAP (DEVELOPMENT SITE & SCHOOL FACILITIES) 

  

Development 
 

Gar-Field High School 

Woodbridge Middle School 

Jenkins Elementary  
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EXHIBIT C:  AREA MAP (DEVELOPMENT SITE, JOHN D. JENKINS ELEMENTARY SCHOOL) 

  

Development 
 

Jenkins Elementary School 
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EXHIBIT D:  AREA MAP (DEVELOPMENT SITE, WOODBRIDGE MIDDLE SCHOOL) 

 

 

 

 

   

 

 

  Development 
 

Woodbridge Middle School 
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EXHIBIT E: AREA MAP (DEVELOPMENT SITE, GAR-FIELD HIGH SCHOOL) 

 

Development 
 

Gar-Field High School 
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MITIGATION STRATEGIES 
 
The Residential Proffer Legislation stipulates that proffers can only provide for needs that exceed 
existing capacity. From the time the Applicant originally submitted this application to the present, the 
enrollment numbers for the elementary, middle and high school were updated and there is existing 
capacity at all three school levels. Therefore, the Applicant is not required to provide a monetary 
contribution for public schools. However, the Applicant has chosen to continue to provide the 
monetary contribution that was previously contemplated, before the enrollment numbers were 
updated. Please see Table III-A.4 that shows this monetary contribution. 
 

TABLE III-A.4 
Projected School District Impact 

  
School Impact for Proposed Zoning Reclassification 
Middle School   
a) Total student capacity at new school(a) 1,464.00 
b) Approximate construction cost (per school)(a) $64,119,000.00  
c) Facility cost per capita (a ÷ b) $43,797.13  
d) Projected students at Development after by-right allocation(b) 25.92 
e) Middle school excess capacity(c) 19.00 
f) Projected students above school capacity (d - e) 6.92 
g) Middle school proffer contribution for Development (c × f) $302,857.16  
    
Proffer contribution: per multi-family unit (g ÷ 355) $853.12 
  
(a)Source: Prince William County Public Schools Capital Improvements Program Fiscal Years 2021-30. Based on Potomoc 
Shores Middle School. 
(b)See Table III-A.2.   
(c)See Table III-A.3.   
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III-B.  Public Safety Facility Improvement Impacts 
 
METHODOLOGY 
 
To estimate impacts to public safety facilities, MuniCap first estimated the total population that will 
reside within the proposed Residential Development based on the residential unit generation factor 
from the Prince William County Geographic Information Systems Demographics Quarterly Estimates 
as of March 31, 2021.   
 
MuniCap then applied the LOS standards for various public safety services as identified in the County 
Comprehensive Plan, approved June 18, 2019, to calculate the impact of the Residential Development 
on public safety services.  MuniCap then compared the existing capacity at the relevant public safety 
facilities to the forecasted increase in required services resulting from the proposed development and 
determined whether the projected demand exceeded current capacity. 
 
PROJECTED NET RESIDENT IMPACTS 
 
As previously described, the Residential Development includes 355 multi-family units. Based on 
projected development and the average occupancy of residential units in the County, the proposed 
development will house an estimated 824 residents above by-right, as shown below in Table III-B.1. 
 

TABLE III-B.1 
Projected Residents –Residential Development 

 

Unit Type Units(a) Residents 
Per Unit(b) 

Total 
Projected 
Residents 

(a) Multi-family units(a) 355 2.32  824 
(b) Less single-family detached units allowed by-right 0  0.00  0  

Total: Above by-right (a-b) 355 2.32 824 
(a)Source: NRP Properties, LLC. 
(b)Residential unit generation factors. Source: Prince William County Geographic Information Systems Demographics 
Quarterly Estimates (as of 3/31/2021).  
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CURRENT CAPACITY OF PUBLIC SAFETY FACILITIES 
 
Police Facilities 

The County LOS standards for police work suggest two sworn officers per 1,000 residents. In 
addition, the facility requirements for the Prince William County Police Department are 250 square 
feet per sworn officer with a building minimum size of 50,000 square feet.  Therefore, the projected 
impact created by the additional 824 residents estimated for the Residential Development is 412 square 
feet, as shown below in Table III-B.2. 

 
TABLE III-B.2 

Projected Police Station Facility Impacts 
 

Projected Resident 
Impact 

Officers Per 1,000 
Residents 

Officer 
Requirement 

Facility Sq. Ft. Per 
Officer 

Additional Facility 
Sq. Ft. Requirement 

824 2 1.6 250 412 
 

The project site is within Occoquan Magisterial District, which is serviced by the Central District 
Police Station (see Exhibit F). According to the Prince William County Police Department, there are 
currently 121 sworn officers employed at the Central District Police Station. Based on Prince William 
County Assessor records, the station is 33,651 square feet, implying a capacity to accommodate 135 
officers (33,651 total square feet ÷ 250 feet per officer).  This means that the station currently has the 
excess capacity for 14 additional sworn officers, representing 3,500 square feet of facility space (14 
officers × 250 square feet). Therefore, the projected residents associated with the Residential 
Development are not anticipated to place demands on police station facilities in excess of current 
capacity. 
 

County LOS standards for police facilities also include requirements for animal control, training, and 
administrative support facilities. The projected demand created by the Residential Development is 
shown below in Table III-B.3. 
 

TABLE III-B.3 
Other Projected Police Facility Impacts 

 

Facility Type 
Projected 
Resident 
Impact 

Sq. Ft. 
Required per 

1,000 Residents 

Additional 
Facility 
Sq. Ft. 

Requirement 
Animal control 824 67 55 
Training 824 324 267 
Administrative support 824 274 226 
Source:  Prince William County Comprehensive Plan Safety and Secure Community. 
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The County LOS standard for animal control facilities is 67 square feet per 1,000 residents.  According 
to the Prince William County Geographic Information Systems Demographics Quarterly Estimates, 
the total population of Prince William County is estimated at 470,753 people as of March 31, 2021. 
This translates to a need for 31,540 square feet of animal control facility space (67 square feet per 
thousand residents × 470.753 thousand residents).  Based on County Assessor data, the existing Prince 
William County Animal Shelter includes 8,032 square feet of animal control facility space, implying 
that the shelter is already over capacity and cannot accommodate any additional demand. Therefore, 
the projected impact of fifty-five square feet in necessary animal control facility space that will be 
generated by the Residential Development represents a requirement in excess of current capacity. 
According to the County Capital Improvement Program for Fiscal Years 2022 – 27, there is currently 
a project in place to renovate the animal control facility. The estimated costs of this expansion minus 
the money that has been allocated/paid were used as the basis of cost for impacts as described on the 
following pages.  
 
The County LOS standard for police training facilities is 324 square feet per 1,000 residents.  
Therefore, the County’s current population of 470,753 creates a need for 152,524 square feet of police 
training facility space (324 square feet per thousand residents × 470.753 thousand residents).  Based 
on County Assessor data, the existing County Public Safety Training Center includes 54,651 square 
feet of space. This suggests that existing police training facility space is inadequate and cannot 
accommodate any additional demand.  Therefore, the projected impact of 267 square feet in necessary 
police training facility space that will be generated by the Residential Development represents a 
requirement in excess of current capacity. According to the Capital Improvement Program for Fiscal 
Years 2022 – 27, there is currently a project in place to create a Master Plan for the Training Center 
expansion. Impact costs were estimated based on a shared portion of the cost of this project as 
described on the following pages. 
 
The County LOS standard for police administrative support facilities is 274 square feet per 1,000 
residents. Therefore, the County’s current population of 470,753 creates a need for 128,986 square 
feet of police administrative facility space (274 square feet per thousand residents × 470.753 thousand 
residents). At the time of this writing, total existing administrative support facility space was 
unavailable, as much of this space is leased and not consolidated with other Police Department 
operations.  The Applicant will coordinate with appropriate County staff to determine whether the 
projected impact of 226 square feet in necessary police administrative support facility space that will 
be generated by the Residential Development represents a requirement that exceeds current capacity. 
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EXHIBIT F:  AREA MAP (DEVELOPMENT SITE & POLICE DEPARTMENT FACILITY) 

 

 

 

 

 

  

Central District Police Station 
 

Development  
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Fire and Rescue Facilities 

The County LOS standards for fire and rescue facilities servicing residential development is broken 
down into incident capacity and travel times. Table III-B.4 summarizes the LOS standards according 
to the County Comprehensive Plan. 
 

TABLE III-B.4 
Prince William County Fire and Rescue Level of Service Standards 

 
A. Travel Times 

 

Area First Unit Travel 
Time in Minutes 

Fire Suppression Emergency Standard - (Countywide) 4.0 
Basic Life Support (BLS) Emergency Standard - (Countywide) 4.0 
Advanced Life Support (ALS) Emergency Standard (Countywide) 8.0 
(a)Source:  Prince William County Comprehensive Plan Safety and Secure Community Table 4. 

 
B. Workload 

 
Factor Standard 

Responses per Tactical Unit 2,000 per year 
(a)Source:  Prince William County Comprehensive Plan Safety and Secure 
Community Table 5. 

 
According to the County Fire Department, the fire and rescue facility that primarily serves the 
Residential Development’s location is Station 20, located less than two miles away and estimated to 
be a travel time of less than four minutes.   
 

TABLE III-B.5 
Projected Fire and Rescue Facility Impacts 

 
Projected 

Resident Impact Average Annual Incident Rate Projected Annual 
Increase 

824 0.23 187 
 
According to the County Assessor, Station 20, constructed in 2002, consists of 9.5 acres and 23,181 
building square feet and supports five tactical units, three of which are fully staffed.  Based on County 
LOS standards, this implies that the station can service a minimum of 6,000 incidents per year.  
According to the County department of Fire and Rescue, in calendar year 2018, Station 20 served 
10,572 residents and answered 2,398 calls, which suggests a call volume per resident of 0.23 (calculated 
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as 2,398 calls ÷ 10,572 residents) 1.  This implies that Station 20 has the capacity to accommodate an 
additional 3,602 calls per year (6,000 – 2,398 = 3,602).  Therefore, the projected impact of 187 calls 
per year that will be generated by the Residential Development can be accommodated by existing 
excess capacity.  Table III-B.5 on the previous page shows the projected annual increase of call 
volume.    
  

 
1 Represents the most recent response statistics for Station 20 provided by Prince William County.  



MuniCap |20  
 

 

EXHIBIT I:  AREA MAP (DEVELOPMENT SITE & DALE CITY FIRE STATION #20 FACILITY) 

 

 

 

 

  

Development  

Dale City Fire Station 
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MITIGATION STRATEGIES 
 
Because the excess capacities at the Central District Police Station exceed the projected increase in 
service demand by the Residential Development, any proffer related to police station facility costs 
would be inappropriate under the Residential Proffer Legislation. Also, the County Capital 
Improvement Plan does not include any capital improvements to Police Administrative facilities that 
increase capacity in the Residential Development’s service area. As such, any proffer related to such 
facilities would be inappropriate under the Residential Proffer Legislation. 
 
The excess capacities at Dale City Fire Station 20 exceed the projected increase in service demand by 
the Residential Development.  Any proffer related to fire and rescue facility costs would be 
inappropriate under the Residential Proffer Legislation.  
 
Proffers for eligible public safety facilities are calculated in accordance with County LOS standards 
and shown on the following page in Table III-B.6. The Applicant will undertake efforts necessary to 
ensure that the proposed mitigation strategy is consistent with all applicable law, including, but not 
limited to, the Residential Proffer Legislation. 
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TABLE III-B.6 
Proffer Estimates - Projected Public Safety Facility Impacts 

 
Public Safety Impact for the Proposed Zoning Reclassification 
Police - Animal Control   
a) Current population of Prince William County(a) 470,753 
b) Projected residents above by-right.(b) 824 
c) Total projected County population (a + b) 471,577 
d) Total cost of Animal Shelter Expansion/Renovation(c) $5,370,000 
e) Building cost per capita (d ÷ c) $11.39 
f) Animal Control Proffer required for Residential Development (e × b) $9,383.15 
    
Police - Training   
g) Current population of Prince William County(a) 470,753 
h) Projected residents above by-right.(b) 824 
i) Total projected County population above by-right (g + h) 471,577 
j) Total cost of Public Safety Training Center Master Plan(c) $40,000,000 
k) Project cost per capita (j ÷ i) $84.82 
i) Training Proffer required for Residential Development (k × h) $69,893.15 
    
Estimated Cost Per Home   
m) Gross cost per capita (e + k) $96.21 
n) Residents in development above by-right (d) 824 
o) Total proffer for development in units in excess of by-right (m × n) $79,276.30 
    
Proffer contribution: Per multi-family unit (o ÷ 355) $223.31 
(a)Source: Prince William County Geographic Information Systems Demographics Quarterly Estimates (as of 3/31/2021). 
(b)See Table III-B.1.   
(c)Source: Prince William County Capital Improvements Program Fiscal Years 2022-27. Amount represents the portion of the 
$16.725mm expansion cost balance to be financed. 
(d)See Table III-B.5. 
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III-C.  Public Parks Facility Improvement Impacts 
 
METHODOLOGY 
 
MuniCap applied the LOS standards for public parks as identified in the County Comprehensive Plan – 
(Parks Recreation and Tourism approved March 10, 2020) to calculate the impact of the Residential 
Development on public parks services.  MuniCap then compared the existing capacity at the relevant 
public parks facilities to the forecasted increase in required services resulting from the proposed 
development and determined whether the projected demand exceeded current capacity. 
 
PROJECTED NET RESIDENT IMPACTS 

 
As previously described, the Residential Development includes 355 multi-family units. Based on projected 
development and the average occupancy of residential units in the County, the proposed development 
will house an estimated 824 residents above by-right, as shown in Table III-B.1 of the preceding section. 
 
CURRENT CAPACITY OF PUBLIC PARKS FACILITIES 
 
Based on the County’s established Park Planning Districts, the Residential Development falls within Park 
Planning District 10. In order to show that the Residential Development’s impacts on the parks system, 
service area and LOS quality were taken into account. Table III-C.1 below shows the LOS standard for 
parks and recreation service area requirements  

   
TABLE III-C.1 

Prince William County Parks and Recreation Service Area Standards 
 

 
 

Based on the location of the Residential Development and available parks in Park Planning District 10, 
the Residential Development will have access to a park from each classification within the specified service 
area travel times as shown on the following page in Table III-C.2. 
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TABLE III-C.2 
Development Service Area Parks – Distance from Development 

 

Park Classification Distance from 
Development 

Drive - Time 
Estimate 

Occoquan Park Neighborhood 3.2 miles 6 minutes 
PWC Stadium Complex Community 4.7 miles 12 minutes 
Chinn Aquatics & Fitness Center Regional 5.6 miles 13 minutes 
Occoquan Elementary School School-use 3.0 miles 7 minutes 
(a)Source: Prince William County Comprehensive Plan Parks Recreation & Tourism. 

 
The County further evaluates parks and facilities using a quality rating to assess overall LOS. According 
to the County Comprehensive Plan – (Parks Recreation and Tourism approved March 10, 2020), the 
County’s goal is to have all parks and facilities at or above a “B” LOS letter grade. The current quality 
ratings of the abovementioned parks are shown below in Table III-C.3. As of this writing, quality letter 
grades were not assigned to School-use parks. 
 

TABLE III-C.3 
Development Service Area Parks - Quality Score 

 
Park Classification Quality Score LOS Letter Grade 

Occoquan Park Neighborhood 0.53  C  
PWC Stadium Complex Community 0.63  B- 
Chinn Aquatics & Fitness Center Regional 0.60  C  
(a)Source: Prince William County Comprehensive Plan Parks Recreation & Tourism. 

 
Based on the LOS letter grades shown in Table III-C.3, the parks currently identified in the Service Area 
of the Residential Development are below the County’s stated goal for quality. Thus, the projected impact 
on public park facilities that will be generated by the Residential Development represents a requirement 
beyond existing capacity.  
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MITIGATION STRATEGIES 
 

Any proffer related to public parks must only mitigate the costs reasonably attributable to an increase in 
population. The County Capital Improvement Plan includes planned capital improvements to Park 
Planning District 10 that increase capacity in the Residential Development’s service area. Proffers have 
been estimated accordingly based on these planned improvements to Planning District 10.  

 
Proffers for eligible public park facilities are calculated in accordance with County LOS standards and 
shown on the following page in Table III-C.4. The Applicant will undertake efforts necessary to ensure 
that the proposed mitigation strategy is consistent with all applicable law, including, but not limited to, the 
Residential Proffer Legislation. 
 
Neighborhood/School Community Use Park 
 
Neighborhood parks have been identified within The Landing at Prince William Small Area Plan as a 
priority as residential development increases. Generally, neighborhood parks are the smallest parks in size 
ranging from ¼-acre to 20 acres (less for urban neighborhood parks) and serve the community within a 
5 to 10-minute walk/bike time and less than 10-minute drive time. Amenities typically include singular 
field/open play areas with no standard dimensions, singular courts, picnic pavilion and playgrounds. In 
conclusion, the Residential Development is creating the desired space and providing amenities to meet 
the needs of neighborhood parks. Given the needs, the Developer has calculated a proffer contribution 
and believes the development will further supplement the needs of neighborhood parks by providing the 
amenities below: 
 

• A pagoda/gazebo near the stormwater management pond. 
• A 0.20-acre on-site park that will include a location for potential public art. 
• A potential inflatable movie screen. 
• A potential on-site garden area. 
• A 0.25-acre on-site recreation area providing enough space for passive and active activities. 
• A 0.10-acre dog park. 
• Well landscaped on-site recreation area with pool, outdoor seating, and a barbecue station. 
• A .05-acre tot lot with safe play equipment for multiple age groups, perimeter fencing and soft 

surface material.  
 
Community Park 
 
Any proffer related to public parks must only mitigate the costs reasonably attributable to an increase in 
population. Moreover, the County Capital Improvement Plan does not include any capital improvements 
to Park Planning District 10 that increase community park capacity in the Residential Development’s 
service area. As such, any proffer related to such facilities would be inappropriate under the Residential 
Proffer Legislation. 
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Regional Park 
 
The regional park proffer contributions provided in Table III-C.4 on the following page are based on the 
Lake Ridge Marina and Golf Course and Chinn Aquatics & Fitness Center. Although these regional park 
contributions are not currently planned parks with a definitive timeframe in which the Applicant’s 
development would receive a direct and material benefit, the applicant has agreed to provide proffers 
toward these park improvements.  
 
Linear/Greenway Parks  
 
The linear park/greenway proffer contribution provided in Table III-C.4 on the following page is based 
on the Occoquan Greenway. Although the Occoquan Greenway is not a currently planned park with a 
definitive timeframe in which the Applicant’s development would receive a direct and material benefit, 
the Applicant has agreed to provide a proffer towards this park improvement. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



MuniCap |27  
 

 

TABLE III-C.4 
Proffer Estimates – Projected Parks and Recreation Impacts 

 
Public Park Facilities   
Lake Ridge Marina & Golf Course   
a) Cost to construct Lake Ridge Marina & Golf Course(a) $660,000 
b) Current population of Occoquan Magisterial District(b) 65,673 
c) Projected development residents above by-right.(c) 824.00 
d) Total projected District population (b + c) 66,497.00 
e) Project cost per capita (a ÷ d) $9.93 
f) Sub-total: community park proffer contribution for Development (c × e) $8,178.41 
    
Chinn Aquatics & Fitness Center   
g) Cost to construct Chinn Aquatics & Fitness Center(a) $825,000 
h) Current population of Occoquan Magisterial District(b) 65,673 
i) Projected development residents above by-right.(c) 824.00 
j) Total projected District population (h + i) 66,497.00 
k) Project cost per capita (g ÷ j) $12.41 
l) Sub-total: community park proffer contribution for Development (i × k) $10,223.02 
    
Occoquan Greenway   
m) Cost to construct Occoquan Greenway(a) $5,000,000 
n) Current population of Occoquan Magisterial Districts(b) 65,673 
o) Projected development residents above by-right(c)  824.00 
p) Total projected District population (n + o) 66,497.00 
q) Project cost per capita (m ÷ p) $75.19 
r)Sub-total: linear/park greenway proffer contribution for Development (o × q) $61,956.56 
    
s) Total Development Proffer Contribution: Public Parks (f + l + r) $80,357.99 
    
t) Proffer contribution per resident per townhome unit (e + k + q × 3.16) $226.25 
    
Total Proffer contribution: Total multi-family contribution (t × 355) $80,319 
(a)Source: Prince William County Parks, Recreation & Open Space Master Plan. Based on estimated costs located within the 
expanded service recommendations for Chinn Aquatics & Fitness Center, Lake Ridge Marina & Golf Course and Occoquan 
Greenway.  
(b)Source: Prince William County Geographic Information Systems Demographics Annual Estimates (as of 12/31/2020).  The 
population is based on the entire Occoquan Magisterial District which the parks will be serving.  
(c)See Table III-B.1. 
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IV.  Conclusions, Assumptions, and Limitations 
 
The preceding narrative provides projections of impacts to public facility improvements as mandated 
by the Prince William County Justification Narrative Requirement and has been updated based on 
comments received by County staff. This narrative is being resubmitted for review. Upon receipt of 
such review and any additional commentary, the Applicant will further augment this submission with 
specific mitigation strategies as appropriate. 
 
SUMMARY OF ANALYSIS 
 
Based on MuniCap’s analysis, the estimated cash proffer that may be collected from the Residential 
Development is as shown in Table IV-A. 
 

TABLE IV-A 
Summary of Analysis 

 

Public Facilities Estimated Proffer 
per Dwelling Unit 

a) Public school facilities cost per unit(a) $853.12  
b) Public safety facilities cost per unit(b) $223.31  
c) Public parks facilities cost per unit(c) $226.25  
d) Public transportation facilities N.A. 
e) Total estimated proffer per unit $1,302.68  
f) Proposed multi-family units(d) 355 
Total Development Proffer Contribution (e × f) $462,452.21  
(a)See Table III-A.4. 
(b)See Table III-B.5.   
(c)See Table III-C.4.   
(d)See Table III-B.1. 

 
ASSUMPTIONS AND LIMITATIONS 
 
This narrative does not contemplate public transportation facility improvement impacts, which are 
addressed in the Traffic Impact Analysis. 
 
MuniCap obtained the information presented and used in this narrative from multiple sources. While 
these sources are believed to be reliable, MuniCap has not undertaken any efforts to independently 
verify the veracity of any such information. 
 
While the methodology employed, and the content provided herein, are believed to be consistent with 
applicable law, including the Residential Proffer Legislation, none of the statements in this document 
should be construed as legal advice. 
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9. VEGETATION MAPPING, SPECIMEN TREE LOCATIONS, AND DESCRIPTIONS SHOWN HEREON PER FIELD INVESTIGATION CONDUCTED BY TNT IN
NOVEMBER 2020.

10. WATERS OF THE U.S. (WOUS), INCLUDING WETLANDS, SHOWN HEREON PER FIELD INVESTIGATION CONDUCTED BY TNT IN NOVEMBER 2020.

11. PER ENDANGERED AND THREATENED SPECIES (ETS) REVIEW PREPARED BY TNT DATED DECEMBER 14, 2020 THE DEPARTMENT OF
CONSERVATION AND RECREATION (DCR) INDICATES THAT NATURAL HERITAGE RESOURCES HAVE NOT BEEN DOCUMENTED IN THE WITHIN THE
PROJECT AREA. THE DEPARTMENT OF GAME AND INLAND FISHERIES (DGIF) INDICATES THAT THE WOOD TURTLE (Glyptemys
insculpta) HAS POTENTIAL HABITAT WITHIN A 2-MILE RADIUS OF THE SITE. HOWEVER, THERE ARE NO DOCUMENTED OCCURRENCES
OR “COLLECTIONS” RECORDS OF THESE SPECIES WITHIN THE LIMITS OF THE PROPOSED PROJECT. FINALLY, ACCORDING TO U.S. FISH AND WILDLIFE
SERVICE THE NORTHERN LONG-EARED BAT (Myotis septenrionalis) IS LISTED AS POTENTIALLY BEING PRESENT WITHIN THE GEOGRAPHIC AREA OF
THE PROJECT. HOWEVER, THERE ARE NO KNOWN HIBERNACULA OR MATERNITY ROOSTS PRESENT WITHIN PRINCE WILLIAM COUNTY. THUS, UNDER
THE FINAL 4(d) RULE ISSUED IN JANUARY 2016, NO FURTHER COORDINATION REGARDING THE NORTHERN LONG-EARED BAT IS REQUIRED.

SITE

VICINITY MAP

SCALE 1" = 2000'

VICINITY MAP

ENVIRONMENTAL CONSTRAINTS ANALYSIS

SOILS INVENTORY:

SLOPES
SOIL

#
EROSION 
HAZARD

SURFACE 
RUNOFFSOIL NAME SHRINK-DEPTH TO 

BEDROCK FLOODINGSWELL
SOIL
CAT.

IMPERVIOUS/PERVIOUS ESTIMATES:
IMPERVIOUS

EXISTING:
PROPOSED:

PERVIOUS
  0.14 AC.   15.36 AC.

# B

- MAPPED SOILS UNIT

- AREAS OF STEEP SLOPES 15%
OR GREATER

- PROPERTY BOUNDARY

TNT ENVIRONMENTAL, INC. (TNT) CONDUCTED A SITE RECONNAISSANCE TO EVALUATE THE VEGETATION COVER TYPES ON THE PROJECT SITE IN
NOVEMBER 2020.  A MEDIUM TO MATURE-AGED (8"-20" DBH) YELLOW POPLAR-WHITE OAK- NORTHERN RED OAK STAND COMPRISES MUCH OF THE
SITE AND IS DOMINATED BY  WHITE OAK, RED OAKS, EASTERN RED CEDAR, AND SWEET GUM. THE REMAINDER OF THE SITE CONSISTS OF
EARLY-SUCCESSIONAL (2"-10" DBH) EASTERN REDCEDAR STANDS DOMINATED BY EASTERN REDCEDAR AND VIRGINIA PINE. INVASIVE SPECIES
LOCATED ONSITE INCLUDE JAPANESE HONEYSUCKLE, KUDZU,TATARTIAN HONEYSUCKLE, JAPANESE STILTGRASS, LESPEDEZA AND POKEWEED.
INVASIVE SPECIES NOTED ARE IN HIGH ABUNDANCE. DURING THE SITE RECONNAISSANCE, SEVEN (7) SPECIMEN TREES WERE OBSERVED WITHIN
THE PROPERTY BOUNDARY, SURVEYED BY DEWBERRY (2020). PROPERTY BOUNDARY, TOPOGRAPHY AND OTHER SURVEY INFORMATION PROVIDED
BY DEWBERRY (2020).

VEGETATION INVENTORY

±  6.65 AC.

- APPROXIMATE LIMITS OF CLEARING (LOC)

±  8.85 AC.
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LAKE POINTE

REZ# 2021-00009
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Engineers Inc.

OCCOQUAN MAGISTERIAL DISTRICT
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GRAPHIC SCALE
0

GRAPHIC SCALE

QUANTICO COMPLEX
NEABSCO-42B

MOD. NONE> 60"MODERATEMEDIUM
MEDIUM MODERATE LOW> 60" NONE

2-7%
2-7%2

SANDY LOAM
QUANTICO47B

60"
MEDIUM MODERATE MOD.MORE THAN NONE 2-7%1

SANDY LOAM
QUANTICO47C

60"
MEDIUM SEVERE MOD.MORE THAN NONE 7-15%1

- WATERS OF THE U.S.

# - APPROXIMATE LOCATION OF SPECIMEN TREE- EX. YELLOW POPLAR-WHITE OAK-NORTHERN RED
OAK STAND

- EX. EASTERN RED CEDAR STAND

SPECIMEN TREES

Attachment F

AutoCAD SHX Text
254

AutoCAD SHX Text
254

AutoCAD SHX Text
252

AutoCAD SHX Text
252

AutoCAD SHX Text
252

AutoCAD SHX Text
252

AutoCAD SHX Text
250

AutoCAD SHX Text
250

AutoCAD SHX Text
250

AutoCAD SHX Text
250

AutoCAD SHX Text
250

AutoCAD SHX Text
250

AutoCAD SHX Text
248

AutoCAD SHX Text
248

AutoCAD SHX Text
248

AutoCAD SHX Text
248

AutoCAD SHX Text
248

AutoCAD SHX Text
248

AutoCAD SHX Text
248

AutoCAD SHX Text
248

AutoCAD SHX Text
248

AutoCAD SHX Text
246

AutoCAD SHX Text
246

AutoCAD SHX Text
246

AutoCAD SHX Text
246

AutoCAD SHX Text
246

AutoCAD SHX Text
246

AutoCAD SHX Text
244

AutoCAD SHX Text
244

AutoCAD SHX Text
244

AutoCAD SHX Text
244

AutoCAD SHX Text
242

AutoCAD SHX Text
242

AutoCAD SHX Text
242

AutoCAD SHX Text
242

AutoCAD SHX Text
242

AutoCAD SHX Text
240

AutoCAD SHX Text
240

AutoCAD SHX Text
240

AutoCAD SHX Text
240

AutoCAD SHX Text
236

AutoCAD SHX Text
236

AutoCAD SHX Text
240

AutoCAD SHX Text
240

AutoCAD SHX Text
240

AutoCAD SHX Text
234

AutoCAD SHX Text
238

AutoCAD SHX Text
238

AutoCAD SHX Text
238

AutoCAD SHX Text
238

AutoCAD SHX Text
238

AutoCAD SHX Text
238

AutoCAD SHX Text
236

AutoCAD SHX Text
236

AutoCAD SHX Text
234

AutoCAD SHX Text
234

AutoCAD SHX Text
234

AutoCAD SHX Text
234

AutoCAD SHX Text
232

AutoCAD SHX Text
232

AutoCAD SHX Text
232

AutoCAD SHX Text
232

AutoCAD SHX Text
230

AutoCAD SHX Text
230

AutoCAD SHX Text
230

AutoCAD SHX Text
50

AutoCAD SHX Text
1" = 50'

AutoCAD SHX Text
25

AutoCAD SHX Text
50

AutoCAD SHX Text
100

AutoCAD SHX Text
200

AutoCAD SHX Text
50

AutoCAD SHX Text
1" = 50'

AutoCAD SHX Text
25

AutoCAD SHX Text
50

AutoCAD SHX Text
100

AutoCAD SHX Text
200



LAKE POINTE
DESIGN GUIDELINES

AttAt

Attachment G



2 Section 1 Introduction     Lake Pointe Design Guidelines      Prince William County, Virginia 

Prepared By:

Dewberry Engineers Inc.
13575 Heathcote Boulevard, Suite 130

Gainesville, VA 20155-6693

Prepared For:

NRP Group, LLC
9801 Washington Blvd., Suite 310

Gaithersburg, MD 20878

Walsh, Colucci, Lubeley, & Walsh
4310 Prince William Parkway
Suite 300
Prince William, Virginia 22192

J2 Engineers 
4080 Lafayette Center Drive
Suite 330
Chantilly, Virginia 20151

Wells + Associates
1420 Spring Hill Road
Suite 610
Tysons, VA 22102

Lee & Associates Landscape Architecture
8601 ranch road 2222
building 1, suite 290
austin, tx 78730

TNT Environmental
4455 Brookfield Corporate Drive
Suite 100
Chantilly, Virginia 20151

Dwell Design Studio
8200 Greensboro Dr
Suite 650
McLean, VA 22102

TEAM MEMBERS

LAKE POINTE
DESIGN GUIDELINES

NOVEMBER 20, 2020
REVISED: SEPTEMBER 1, 2021

REVISED: MARCH 11, 2022
REVISED: MAY 12, 2022



3Prince William County, Virginia     Lake Pointe Design Guidelines     Section 1 Introduction

TABLE OF CONTENTS

Section 1. introduction ................................................................................................................. 5
1.1 design guideline introduction .................................................................................................................................... 5
1.2 project location..................................................................................................................................................... 5
1.3 basis of design ....................................................................................................................................................... 6

Section 2. community design ............................................................................................................ 9
2.1 site plan .............................................................................................................................................................. 9
2.2 mobility ..............................................................................................................................................................10
2.3 site lighting & furnishings .......................................................................................................................................16
2.4 architecture ........................................................................................................................................................18
2.5 signage ............................................................................................................................................................... 26
2.6 PHASING ...............................................................................................................................................................33

Section 3. open space & landscaping .................................................................................................34
3.1 open space ...........................................................................................................................................................34

3.1.1 open space locations .......................................................................................................................................................... 34
3.1.2 on-site recreation ............................................................................................................................................................. 36

3.2 landscaping .........................................................................................................................................................40
3.2.1 landscape design overview ................................................................................................................................................... 40
3.2.2 parking and streetscapes  .................................................................................................................................................... 40
3.2.3 minimum size requirements & planting standards ........................................................................................................................ 40
3.2.4 plant size and sight triangles ............................................................................................................................................... 40
3.2.5 maintenance .................................................................................................................................................................... 40
3.2.6 additional plantings .......................................................................................................................................................... 40
3.2.7 plant palette ................................................................................................................................................................... 41
3.2.8 landscape buffers .............................................................................................................................................................. 42
3.2.8 CATON HILL ROAD LANDSCAPE DESIGN ................................................................................................................................................ 43



4 Section 1 Introduction     Lake Pointe Design Guidelines      Prince William County, Virginia 

PAGE LEFT BLANK INTENTIONALLY



5                      Prince William County, Virginia     Lake Pointe Design Guidelines     Section 1 Introduction

SeCtion 1. INTRODUCTION
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1.1 DESIGN GUIDELINE INTRO-
DUCTION
These Design Guidelines are intended to provide the 
vision for the proposed Lake Point community. the 
guiding principles outlined in this document are to be 
adhered to during the design, construction, and occu-
pation phases of the project. Minor deviations from the 
design principles outlined herein are permitted so long 
as the overall vision is maintained.

1.2 PROJECT LOCATION
The project is in eastern Prince William County, 
Virginia. More specifically it is located a little over a 
half mile west of the Interstate 95 / Prince William 
Parkway interchange along Caton Hill Road. the future 
residents within the site will find many of their basic 
services within a half-mile radius. Multi-modal tran-
sit opportunities are easily accessible for pedestrians 
to connect to shopping, dining, and entertainment 
opportunities in and around Potomac Mills Mall. Future 
retail and entertainment options will develop under 
Prince William County’s Small Area Plan known as The 
Landing at Prince William. Health care options are also 
conveniently nearby at Sentara’s Northern Virginia 
Medical Center and the future Kaiser Permanente South 
Northern Virginia Hub

PROJECT LOCATION MAP
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1.3 BASIS OF DESIGN
the design of the Lake Pointe community, the Project, was strongly influenced and characterized by Prince William County’s the Landing at Prince William Small Area Plan 
(SAP). the Project is mostly located in the proposed “town Center” future land use classification area of the SAP. the area of the Project is further defined as being in a t-4 
transect Zone and is shown to be predominantly Residential on the SAP’s town Center illustrative Plan (Figure 29).

Image From The Landing at Prince William Small 
Area Plan.

CATON HILL ROAD

TE
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AP
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 R
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AD

LAKE POINTE PROPERTY 
BOUNDARY

not-to-SCALe

Note: Images contained on this page are for exemplary
purposes only and are subject to change
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The vision for the Project was developed around the Town Center parameters set forth in the SAP for the primary use, development pattern, density, building height, block 
length, etc.

Image From The Landing at Prince William Small 
Area Plan.

Image From The Landing at Prince William Small 
Area Plan.

town center standards 
primary uses secondary uses target residential density target non-residential 

far
target land use 
mix

town center standards 
target building
height

minimum open 
space

implementing zoning 
districts

general block dimensions

• RETAIL & SERVICE 
COMMERCIAL

• OFFICE

• ENTERTAINMENT 
COMMERCIAL

• MULti-FAMiLY 
RESIDENTIAL

• GOVERNMENT 
CONTRACTING

• HOTEL

• CONFERENCE 
CENTER

• TRANSIT CENTER

• CIVIC CENTER

• CULTURAL CENTER

• COMMUNITY 
INSTITUTIONAL

• PARKING

• t-4 - 8-24 DU/ACRe • t-4 - 0.57-1.38 FAR

• t-4 - 4-6 StoRieS • 10% OF SITE • PMD

• PMR

• PBD

• R-U

• 200’-660’ in 
LENGTH

• ReSiDentiAL:40-80%

• non-ReSiDentiAL: 
10-65%

• CIVIC: 5%

t-4 building standards
Mixed Use Intensity Moderate

Activity Density (jobs + people/ac) 25 -60/ac

Avg. Bldg. Height 4 Stories

typical Max Bldg. Height 8 Stories

Typical Net FAR 0.57 - 1.38

Supported Transit Technology Express Bus

Note: Images contained on this page are for exemplary 
purposes only and are subject to change.
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2.1 SITE PLAN
the Project will propose five residential buildings, 
one 5-story building and four 4-story buildings. the 
proposed buildings should be located to front on 
existing and/or proposed roadway networks to enhance 
pedestrian mobility and provide screening of parking 
areas. three new primary streets should be provided. 
These streets should provide the ability to connect 
to existing and future adjacent developments. the 
Project should have internal landscaped open spaces 
areas and shall also be surrounded with landscaped 
open spaces.

SeCtion 2. COMMUNITY DESIGN

ILLUSTRATIVE PLAN
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LEGEND
PROPOSED
STREET NETWORK

FUTURE STREET
(BY OTHERS)

EXISTING STREET

PROPOSED
ENTRANCE

EXISTING 
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VDOT
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CATON HILL ROAD
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2.2 MOBILITY
the Project should provide three new streets. two 
providing a north/south connection from the existing 
Lake Pointe development through the property. the 
third providing an easterly extension of existing 
Killarney Drive. these streets should provide on-
street parking, sharrow bike lanes, and sidewalks. the 
proposed street network design should be based on 
the Urban Street section design standards from Prince 
William County’s DCSM.

BICYCLIST
The sharrow lanes will provide bicyclist a safe internal 
circulation route with the opportunity to easily access 
the adjacent VDot park-n-ride lot and existing shared-
use paths along Caton Hill Road, and telegraph Road. 
Throughout the project site there should be certain 
bicyclist accommodations provided to include bike 
racks, an internal bike storage facility, and bike repair 
station. 

PEDESTRIAN
Pedestrian circulation will be provided with sidewalks 
along the three new streets as well as other sidewalks 
located around the proposed buildings. these sidewalks 
should also provide connections to existing sidewalks 
and shared-use paths. these connections will provide 
convenient access to nearby shopping, dining, 
healthcare, and multi-model transit opportunities. 

VEHICULAR PLAN
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Note: Where sidewalks and/or parking 
are not provided the street width shall be 
decreased.
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BIKE PLAN

Bike Rack

Note: Images contained on this page are for exemplary
purposes only and are subject to change
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www.dero.com     |     1-888-337-6729

© 2020 Dero

FIXIT

Hanger arms accommodate 
most types of bikes

Large surface area for 
sponsorship, branding, or 
way-finding signage

Add your choice of an Air Kit bike 
pump (sold separately) to keep 
your cyclists’ tires topped up and 
ready to roll. The Air Kits feature 
our new Metal Head™, a sturdy cast 
aluminum pump head with Presta 
and Schrader valve compatibility.

Tools are secured with braided 
stainless steel aircraft cables

QR code takes smart phone 
users to comprehensive bike 
repair web site

Includes most 
commonly used 
tools for simple bike 
maintenance

Screwdrivers and 
Allen Wrenches are on 
swivel connectors for 
easier use

FINISH OPTIONS
Galvanized Stainless

Tools included:
Philips and flat head screwdrivers
2.5, 3, 4, 5, 6, 8mm Allen wrenches
Headset wrench
Pedal wrench
8, 9, 10, 11mm box wrenches
Tire levers (2)

Powder Coat

Thermoplastic

Black Light Gray
RAL 7042

Deep Red
RAL 3003

Yellow
RAL 1023

White

Hunter Green
RAL 6005

CNH Bright Yellow Orange
RAL 2004

Light Green
RAL 6018

Green
RAL 6016

Sepia Brown
RAL 8014

Bronze Silver
9007

Dark Purple Flat Black Wine Red
RAL 3005

Beige
RAL 1001

Iron Gray
7011

Black Green Red Gray Brown

These public bike repair products require 
occasional maintenance and replacing of 
parts to remain serviceable.

© 2020 Dero

Today’s Service Station
The Fixit includes all the tools necessary to perform basic bike repairs and 
maintenance, from changing a flat to adjusting brakes and derailleurs. The 
tools are securely attached to the stand with stainless steel cables and 
tamper-proof fasteners. Hanging the bike from the hanger arms allows the 
pedals and wheels to spin freely while making adjustments.

Patents D680,914 S1 and US 9,498,880 B2

FIXIT

© 2016 Dero

Double Capacity, Modular Construction
The Ultra Space Saver provides easy and ample space for u-lock security on 
nearly any bike, including bikes with fenders. Thanks to design enhancements, 
the double-sided Ultra Space Saver parks more than double the capacity of 
a standard bike rack. The Ultra Space Saver is an easy to install, modular 
system. It can be made to fit in nearly any space. Options include: wall-mount, 
floor-mount, and double-sided.

ULTRA SPACE SAVER

www.dero.com     |     1-888-337-6729

© 2016 Dero

ULTRA SPACE SAVER

FINISH OPTIONS MOUNT OPTIONS

WallFloor

• Modular design fits nearly any space
• U-lock compatible
• Easy assembly
• Double your capacity

Galvanized
*Shown with optional tire stopThermoplastic

Powder Coat

Black Light Gray
RAL 7042

Deep Red
RAL 3003

Yellow
RAL 1023

White

Blue
RAL 5005

Sky Blue
RAL 5015

Hunter Green
RAL 6005

CNH Bright Yellow Orange
RAL 2004

Light Green
RAL 6018

Green
RAL 6016

Sepia Brown
RAL 8014

Bronze Silver
9007

Dark Purple Flat Black Wine Red
RAL 3005

Beige
RAL 1001

Iron Gray
7011

Black Green Red GrayBlue Brown

Bike Rack

Bike Storage in Building Area Bike Repair Station Bike Repair Station Device

Note: Images contained on this page are for exemplary 
purposes only and are subject to change.
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PEDESTRIAN PLAN

Sidewalk Along Shared Parking

Note: Images contained on this page are for exemplary
purposes only and are subject to change
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LEGEND
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SCALE: 1inch = 500 feet

CONTEXTURAL VICINITY MAP
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2.3 SITE LIGHTING & 
FURNISHINGS
LIGHTING 
All fixtures should conform to standards put forth in 
the Zoning ordinance and DCSM.

The illustrations show examples of the quality and 
style of lights to be used within the Lake Pointe 
development.

STREET FURNITURE
Street furniture supports pedestrian life along streets 
and elevates the quality of the streetscape by 
providing places for people to sit or gather, deposit 
trash, and store bicycles. Lake Pointe street furniture 
will also accommodate and extend comfort to our 
canine companions. Dog waste stations will be placed 
in key areas for dog walkers to ensure convenience and 
a clean environment for the community. Stations will 
be equipped with bags, litter receptacles, and should 
match the color of other site furnishings. the Lake 
Pointe development will unify the streetscape amenity 
areas by providing street furniture of similar style, 
quality, and characteristics. the following images show 
examples of general street furniture characteristics.

PAVING MATERIALS
The community must have safe and durable walkways 
and the use of concrete is a versatile and cost-effective 
way to accomplish this. Concrete walkways can have 
interesting scoring patterns to achieve a more detailed 
and refined look. in certain areas, like amenity 
courtyards or primary building entrances, concrete 
unit pavers may be used to enhance appearance and 
demarcate high-interest areas.

Hardscape Materials

Note: Images contained on this page are for exemplary
purposes only and are subject to change
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Bench Seating

Outdoor Lighting

Outdoor Lighting

Dog Trash Dispenser

Trash Dispenser

Paver

Note: Images contained on this page are for exemplary 
purposes only and are subject to change.
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ILLUSTRATIVE PLAN - BUILDINGS “A & B” LOCATION MAP

2.4 ARCHITECTURE
the Lake Point buildings should reflect a high level of architectural quality. the building style should relate to a more pedestrian scale. Prime building entrances should be 
oriented towards existing or proposed streets. Buildings should be positioned street side to reinforce spatial definition. to provide visual richness and avoid monotony finish 
building materials should be used on all sides of buildings and each building wall should have a variety of finish materials.

A
B
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EXEMPLARY SECTION IMAGES FOR BUILDING TYPES “A & B”

BUILDING KEY MAP

Note: Images contained on this page are for exemplary 
purposes only and are subject to change.



20 Section 2 Community Design     Lake Pointe Design Guidelines      Prince William County, Virginia 

VDOT
PARK-N-RIDE

CATON HILL ROAD

KI
LL

AR
NE

Y 
 R

OA
D

NOT-TO-SCALE

ILLUSTRATIVE PLAN - BUILDINGS “C & D” LOCATION MAP

C D
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EXEMPLARY SECTION IMAGES FOR BUILDING TYPES “C & D”

BUILDING KEY MAP
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ILLUSTRATIVE PLAN - BUILDINGS “E” LOCATION MAP

E
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EXEMPLARY SECTION IMAGES FOR BUILDING TYPE “E”

BUILDING KEY MAP

Note: Images contained on this page are for exemplary 
purposes only and are subject to change.
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Brick Masonry Asphalt Shingle

Metal Panel Siding

Dark Gray
Cementitious Panel

Dark Gray
Cementitious Siding

Medium Gray
Cementitious Siding

Tan
Cementitious Siding

Light Gray
Cementitious Panel

Light Gray
Fiber Cement Fascia

Metal Railing

Pre-Fab Metal 
Canopies

Composite Decking

ARCHITECTURAL BUILDING MATERIALS

Note: Images contained on this page are for exemplary
purposes only and are subject to change
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development standards
planned mixed residential (pmr) - high rise buildings
lot area in sq. ft. (per dwelling unit)  500 sq. ft. minimum

lot coverage in percentage 65%

building height none

yards and setbacks

street to dwelling 1 ft.

parking to dwelling 1 ft.

side yard 25 ft.

rear yard 50 ft. minimum

lot width per structure 145 ft.

distance between buildings equals maximum height of either -
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2.5 SIGNAGE
Signage within the community should provide visual cues for way finding and community identity.  Materials used to fabricate the signage as well as signage lighting should be 
complimentary to the building architecture.  Monument signs should be surrounded with landscape material and where appropriate provide flowing accent plants.
Signage for the community shall consist of the type and quantity of the signs outlined on the Signage Plan below.  Additional Future Resident Parking ans Specialty Parking sig-
nage, as shown on page 31, may also be provided as needed for operations

LEGEND
LEASING SIGNAGE

100 SF Max. Each

80 SF Max. Each
10’ Height Max.

 

BUILDING SIGN

BUILDING ADDRESS
8 SF Max. Each

DIRECTIONAL SIGN  

PARKING
IDENTIFICATION
SIGN
FUTURE RESIDENT
PARKING SIGN

MONUMENT SIGN

CATON HILL ROAD

KI
LL

AR
NE

Y 
 R

OA
D

NOT-TO-SCALE

SIGNAGE PLAN
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LAKE POINTELAKE POINTE

FRONT VIEW SIDE VIEW

Cabinet edge-lit white

Pierced & pushed thru or edge-lit letters/logo with
opaque light gray faces to match architectural paneling,
illuminated white on edge

Electrical feed by others

1'-0"

Perforated Aluminum Sheet
Accurate Perforating - www.accurateperforating.com
Pattern: SQ022
Painted Dark Gray to match architecture

9'-5 1/2" 3" typ.

3'-8 3/4"

3" sq. aluminum framing painted
Dark Gray to match architecture

Brick base to 
match architecture

3'-3"

Foundation per code requirements

10'-0" 1'-1 1/2"

Aluminum cabinet
painted Dark Gray to

match architecture

Branding TBD 
(shown for approx.

placement only)

3"

3"

Projecting side of sign
always points toward street

VERIFY GRADING & SIGN HEIGHT
PRIOR TO CONSTRUCTION

3/4" On back, where cabinet is attached or comes in contact
with perforated aluminum, hide all fasteners (back should
appear finished- painted Dark Gray

MONUMENT SIGN

MONUMENT SIGN

40004000

40004000

4000

ELEVATION DETAIL 

NUMBER DETAIL 

ELEVATION - BUILDING 

1'-3" typ.

Center over doors/on canopy

Edge-lit aluminum channel letters or logo
with solid back to produce halo e�ect, painted
Light Gray to match architectural paneling
(white illumination)

Numbers should sit along baseline
(curved numbers that drop below
baseline should be cut-o� flat)

Canopy top edge

BUILDING ADDRESS SIGN
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LEASING SIGNAGE

LAKE POINTE

L
E

A
S

IN
G

LEASING OFFICE HOURS

Monday–Friday

Saturday

Sunday

9:00 a.m.–6:30 p.m.

9:00 a.m.–5:00 p.m.

Noon–5:00 p.m.

1000

LEASING OFFICE HOURS

Monday–Friday

Saturday

Sunday

9:00 a.m.–6:30 p.m.

9:00 a.m.–5:00 p.m.

Noon–5:00 p.m.

L
E

A
S

IN
G

 

LAKE POINTELAKE POINTE
1000

LEASING OFFICE HOURS

Monday–Friday

Saturday

9:00 a.m.–6:30 p.m.

9:00 a.m.–5:00 p.m.

Noon–5:00 p.m.

Edge-lit aluminum channel letters or logo
with solid back to produce halo e	ect, painted
Light Gray to match architectural paneling
(white illumination)

DETAIL - CANOPY LETTERS 

Letters/logos should sit along baseline
(curved characters that drop below
baseline should be cut-o	 flat)

Canopy top edge

LEASING OFFICE - ENTRY ELEVATION 

2'-0"*

*Height may change once final brand/name is determined

4'-0"

Sunday

DETAIL - HOURS 

Leasing ID with brand element
incorporated on left door

(Final design TBD based on Brand)

Leasing O�ce ID
& Hours on right door

Matte white vinyl

Matte white vinyl

Matte white vinyl address
(baseline sits along window
frame - curved numbers
that drop below baseline
should be cut-o	 flat

Etched vinyl
rule line

*Verify final text & glass size prior to fabrication

DOOR ELEVATION 
*Verify all dimenions prior to fabrication

6 3/4"

MAX SQ FT OF
CANOPY SIGNAGE = 50 SQ FT

25 SQ FT MAX

25 SQ FT MAX

LAKE POINTE

L
E

A
S

IN
G

LEASING OFFICE HOURS

Monday–Friday

Saturday

Sunday

9:00 a.m.–6:30 p.m.

9:00 a.m.–5:00 p.m.

Noon–5:00 p.m.

1000

LEASING OFFICE HOURS

Monday–Friday

Saturday

Sunday

9:00 a.m.–6:30 p.m.

9:00 a.m.–5:00 p.m.

Noon–5:00 p.m.

L
E

A
S

IN
G

 

LAKE POINTELAKE POINTE
1000

LEASING OFFICE HOURS

Monday–Friday

Saturday

9:00 a.m.–6:30 p.m.

9:00 a.m.–5:00 p.m.

Noon–5:00 p.m.

Edge-lit aluminum channel letters or logo
with solid back to produce halo e	ect, painted
Light Gray to match architectural paneling
(white illumination)

DETAIL - CANOPY LETTERS 

Letters/logos should sit along baseline
(curved characters that drop below
baseline should be cut-o	 flat)

Canopy top edge

LEASING OFFICE - ENTRY ELEVATION 

2'-0"*

*Height may change once final brand/name is determined

4'-0"

Sunday

DETAIL - HOURS 

Leasing ID with brand element
incorporated on left door

(Final design TBD based on Brand)

Leasing O�ce ID
& Hours on right door

Matte white vinyl

Matte white vinyl

Matte white vinyl address
(baseline sits along window
frame - curved numbers
that drop below baseline
should be cut-o	 flat

Etched vinyl
rule line

*Verify final text & glass size prior to fabrication

DOOR ELEVATION 
*Verify all dimenions prior to fabrication

6 3/4"
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LAKE POINTELAKE POINTE

LAKE POINTELAKE POINTE

ELEVATION - BUILDING ELEVATION - BUILDING 

Dashed line represents 1'-9" x 14'-9" area
for illuminated dimensional letters/logo

(Branding TBD  - shown for approx. placement only)

Fabricated aluminum halo lit channel
letters or logo with clear backs, painted
Dark Gray to match architecture
(white illumination)

BUILDING SIGN
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2000

1000
Leasing, 
Clubhouse,
& Deliveries

3000-
5000

SECTION

2'-7" 3" typ.

4 3/4"2'-8 3/4"

6'-10 1/2"
7'-3 1/4"

Square aluminum 
tube framing

Mesh/Perforated Aluminum

Aluminum
panel with
messages

3"

3"3" sq. aluminum framing painted
Dark Gray to match architecture

Align messages flush left

Aluminum cabinet
painted Dark Gray to

match architecture

Engineer grade white
reflective vinyl messages

(Font TBD based
on branding)

3 1/2"

3"

4 3/4"

4 1/4" typ.

8" typ.

Perforated Aluminum Sheet
Accurate Perforating - www.accurateperforating.com
Pattern: SQ022
Painted Dark Gray to match architecture

6 1/2" typ.

(to new direction)

(to new destination
under the same

direction)

Direct burial in concrete
(depth per code)

On back, where cabinet is attached or comes in contact
with perforated aluminum, hide all fasteners (back should
appear finished- painted Dark Gray

Projecting side of sign
always points toward street

SECTIONFRONT VIEW

3000 3000

FRONT VIEW BACK VIEW SECTION

3" typ.

5'-3 1/2"

Square aluminum 
tube framing

Perforated Aluminum

Aluminum panel
with messages

(both sides)

3"

3"3" sq. aluminum framing painted
Dark Gray to match architecture

Align messages flush left

Aluminum cabinet
painted Dark Gray to

match architecture

Engineer grade white
reflective vinyl messages

(Font TBD based
on branding)

3 1/2"

4 3/4"

4 1/4" typ.

Perforated Aluminum Sheet
Accurate Perforating - www.accurateperforating.com
Pattern: SQ022
Painted Dark Gray to match architecture

Direct burial in concrete
(depth per code)

Projecting side 
of sign always 
points toward street

1'-11 1/2"

2'-2" 3 1/2"

5'-0"

Align messages 
flush right

DIRECTIONAL SIGNAGE

PARKING IDENTIFICATION SIGN
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Future
Resident
Parking

LAKE POINTELAKE POINTE

FRONT VIEW - SINGLE-SIDED' SECTION

3" typ.

6'-4"

Square aluminum 
tube framing

Perforated Aluminum

Aluminum panel
with message

3"

3"3" sq. aluminum framing painted
Dark Gray to match architecture

Align messages flush left

Aluminum cabinet
painted Dark Gray to

match architecture

Engineer grade
white reflective vinyl

(Font TBD based
on branding)

Perforated Aluminum Sheet
Accurate Perforating - www.accurateperforating.com
Pattern: SQ022
Painted Dark Gray to match architecture

Direct burial in concrete
(depth per code)

1'-11 1/2"

2'-2" 3 1/2"

6'-0 1/2" 

Dimensional acrylic letters
painted light gray to match
architecture
(Brand TBD - shown for
placement only)

3"

1 3/4"

1'-0"

On back, where cabinet is attached or comes in contact
with perforated aluminum, hide all fasteners (back should
appear finished- painted Dark Gray

Pick-Up 
& Delivery 
Parking

15 min. limit
Reserved
Parking

Electric Vehicle
Charging Only

BACK VIEWSIDE VIEW
FRONT VIEW

TOP VIEW
SCALE: 1"=1'-0"

2" square aluminum post
painted light gray to match
architectural paneling

1'-4"

1'-8"

5'-0"

Aluminum panel painted Dark Gray
to match architecture with engineer grade
white reflective vinyl text & graphics
(Font TBD based on brand)

Optional time limit

6'-4"

Panel attached to post with
L-angles painted to match
sign panel (paint fasteners
to match)

Ø 9 1/2"

Direct burial in concrete
(depth per code)

L-angles attached to post with
stainless steel tamper-resistant

fasteners, painted to match

Aluminum sign panel adhered 
to aluminum L-angles painted 
to match sign panel

Back of sign
painted Dark Gray
to match face

FUTURE RESIDENT PARKING SIGN

SPECIAL PARKING IDENTIFICATION SIGNS
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LEGEND

PHASE 1  

PHASE 2  

PHASE 3  

PHASE 4  

KI
LL

AR
NE

  R
OA

D

CATON HILL ROAD

NOT-TO-SCALE

Y

PHASING PLAN

2.6 PHASING
the project will be developed in four phases as generally outlined in the below illustration. Recreation areas, such as the Dog Park, tot Lot, and the like, located in each phase 
shall be developed concurrently.
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SeCtion 3. OPEN SPACE & LANDSCAPING

LEGEND
OPEN SPACE

URBAN AGRICULTURE

VDOT
PARK-N-RIDE

CATON HILL ROAD

KI
LL

AR
NE

Y 
 R

OA
D

NOT-TO-SCALE

OPEN SPACE PLAN

3.1 OPEN SPACE

3.1.1 OPEN SPACE LOCATIONS
A generous amount of open space should be provided 
throughout the community. this open space should be 
designed to provide multiple benefits to the residence. 
Perimeter open space areas should be used to provide 
adequate separation and privacy from surrounding 
development. interior open spaces areas should be 
programed to visual interest and provide space for 
active and passive recreation. if allowed by the utility 
company portions of the overhead power easement 
may be used for urban agriculture. 
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Note: Images contained on this page are for exemplary 
purposes only and are subject to change.

Example of Urban Agriculture Example of Urban Agriculture 

Example of Urban Agriculture Planting Plan
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3.1.2 on-Site ReCReAtion
throughout the development will be amenity areas such as a Park, Recreation Area, Dog Park, and a tot Lot. the Park 
should be multi-functional space and should be programmed to provide areas for passive and active outdoor gatherings. 
the Park may also provide spaces for outdoor art displays and/or space for outdoor movies. the Recreation Area should 
have a pool, outdoor seating areas, a bar-b-que station and should be well landscaped. the Dog Park should provide an 
appropriately sized fenced space for all dog types and sizes. the tot Lot should provide play equipment for multiple 
age groups, be fenced, and have a soft surface material such as mulch. the materials and design of these facilities 
should be harmonious and reinforce the feeling of community and the development’s identity. 

LEGEND
 PARK

RECREATION AREA

DOG PARK

TOT LOT

PERGOLA AREA

VDOT
PARK-N-RIDE

CATON HILL ROAD

KI
LL

AR
NE

Y 
 R

OA
D

NOT-TO-SCALE

RECREATION PLAN

Recreation Pool

Park

Note: Images contained on this page are for exemplary
purposes only and are subject to change
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Recreation Pool

Recreation Pool

Note: Images contained on this page are for exemplary 
purposes only and are subject to change.
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RECREATION PLAN

Note: Images contained on this page are for exemplary
purposes only and are subject to change

Public Art Display

LEGEND
 PARK

RECREATION AREA

DOG PARK

TOT LOT

PERGOLA AREA

VDOT
PARK-N-RIDE

CATON HILL ROAD

KI
LL

AR
NE

Y 
 R

OA
D

NOT-TO-SCALE
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Note: Images contained on this page are for exemplary 
purposes only and are subject to change.

Dog Park

Pergola Structure Seating AreaTot Lot

Outdoor Movie Area :Image by The Memorial Foundation



40 Section 3 Open Space & Landscaping    Lake Pointe Design Guidelines      Prince William County, Virginia 

3.2 LANDSCAPING

3.2.1 LANDSCAPE DESIGN OVERVIEW
Benefits of a well-designed landscape include helping 
to manage stormwater, reduce heat island effects, 
provide shade and protection on non-vehicular 
travelers, buffer parking areas from traffic, and 
dramatically improve the aesthetics of the space.

Large canopy trees and understory trees should be 
located along parking areas and in buffers. Buffers 
are areas that are planted in a naturalized manner 
and provide an edge to the community. these areas 
can include a variety of plantings to create a dense, 
layered effect. obstructive plant materials may not be 
placed within the pedestrian zone.

Buffer and parking lot plantings must be provided in 
accordance with Prince William County standards and 
the County Design Standards Manual (DCSM). Plantings 
supplemental to the minimum required plantings are 
recommended, particularly around building foundations 
and in amenity areas. Measures should be taken to 
utilize landscaping to provide sufficient visual and noise 
buffers from roadways, service areas, service drives, 
and any mechanical equipment needed to assist in 
building function (such as air conditioning units).

3.2.2 PARKING AND STREETSCAPES 
A consistent tree canopy throughout the streetscape 
will create the appearance of the street corridor. 
Streetscape plantings primarily consist of large 
canopy trees that are limbed up as required by County 
standard to provide a safe environment. Street trees 
buffer residential units from traffic, which creates 
a comfortable experience for both motorists and 
pedestrians. Additionally, they create an identity for 
the community and have an aesthetically pleasing 
effect.

Surface parking lot areas should have sufficient interior 
(to the lot) and perimeter (between the lot and 
adjacent property or public right-of-way) landscaping 
to visually break up their appearance and reduce their 
visual impact. All surface parking areas should meet 
the minimum requirements of the DCSM for interior 
landscaping and perimeter buffers.

3.2.3 MINIMUM SIZE REQUIREMENTS & 
PLANTING STANDARDS
The following are recommended for placement of 
street trees (large and medium shade trees) in the 
parking and open space areas. Lateral Spacing: trees 
should be spaced regularly throughout the available 
planting area or within defined groupings. Street trees 
should be spaced at the County recommended spacing, 
or, where county standards do not apply, trees should 
be spaced at a minimum of 25 feet and maximum of 40 
feet on center.

Quantities required for buffer plantings and parking 
lot plantings/planting areas shall be provided as per 
County requirements and these design guidelines. Plant 
material and plant types should utilize plantings listed 
in the County approved plant list as shown in the DCSM 
or acceptable alternate species.

3.2.4 PLANT SIZE AND SIGHT TRIANGLES
Plant size is an important consideration in creating a 
safe and secure street environment. When considering 
the location and size of plant materials, vehicular and 
non-vehicular sight triangles should be maintained 
according to appropriate engineering standards. 
At crosswalks, the maximum height of shrub plant 
material should be no more than 30 inches from the 
top of the adjacent roadway. Similarly, plants more 
than 30 inches in height should not be located within 
the site triangle of drive aisles as measures from the 
adjacent roadway.

3.2.5 MAINTENANCE
No landscape will be successful without adequate 
maintenance, and certain plants require more 
attention than others. For understory plantings, plants 
that are both hardy to urban conditions and native to 
the area should be used. Amenity areas will require a 
higher level of maintenance as the plantings selected 
will create a more manicured appearance. the buffer 
areas should maintain a naturalized appearance as they 
are intended to create a dense barrier that screens 
views. Street trees and shrub plantings need to be 
trimmed to maintain the appropriate sight distance.

3.2.6 ADDITIONAL PLANTINGS
In addition to trees within planting areas, the instal-

lation of shrubs and groundcover should be considered 
and are recommended plantings. the placements of 
these materials contribute to the quality of the design. 
Caution should be taken when placing understory plant 
material so as not to negatively affect vehicular sight 
lines, pedestrian and bicycle clearances, and safety 
and security. Shrubs and groundcover should be of 
sufficient hardiness to withstand conditions within the 
planted environment.

Ornamental Grasses, Evergreens, and Trees

Note: Images contained on this page are for exemplary
purposes only and are subject to change
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3.2.7 PLANT PALETTE
Choosing a successful plant palette is vital in providing 
a comfortable and inviting sense of community. Species 
should be selected to provide overhead canopy, 
accent colors, year-round seasonal interest, softness 
to the built architecture, and charming combinations. 
The plant palette for the project should include 
species listed in the DCSM as well as other regionally 
appropriate varieties that perform well and provide 
seasonal interest.

Cornus sericea

Nyssa sylvatica Fothergilla major

Juniperus virginiana

Leucothoe fontanesiana

Tsuga caroliniana

Rhododendron spp.

Cercis canadensis

Note: Images contained on this page are for exemplary 
purposes only and are subject to change.



42 Section 3 Open Space & Landscaping    Lake Pointe Design Guidelines      Prince William County, Virginia 

3.2.8 LANDSCAPE STRIPS AND BUFFERS
Buffers are areas of land set aside as a place to provide vegetation (and possibly include a man-made barrier) that 
will create a visual screen between two differing land uses. Composed of a variety of vegetation for these buffers 
create a dense barrier that screens views and provides visual interest. the width of the buffer is variable to meet 
DCSM standards and provides the appropriate amount of screening required between the adjoining uses while 
allowing for a vibrant town center environment.

LEGEND
10’ LANDSCAPE 
BUFFER

TYPE (A) 15’ 
LANDSCAPE BUFFER

TYPE (B) 30’  
LANDSCAPE BUFFER

TYPE (B) 30’  
VARIABLE WIDTH
LANDSCAPE BUFFER
(plantings provided will 
require approval by 
existing utility company.)

CATON HILL ROAD

KI
LL

AR
NE

Y 
 R

OA
D

NOT-TO-SCALE

LANDSCAPE STRIPS AND BUFFERS PLAN

Landscape Buffer along Sidewalk

Note: Images contained on this page are for exemplary
purposes only and are subject to change
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3.2.9 CATON HILL ROAD LANDSCAPE DESIGN
Landscaping along Caton Hill Road will generally be provided as outlined in the graphic below. Some adjustments to the landscape material may be allowed to accomodate 
easements and utilities. Plant units (PU), as defined in the Prince William County Design and Construction Standards Manual, shall be provided at a rate of 110 PU per 100 linear 
feet. the portion of this landscape area located off-site will be planted subject to approval from the Condo owners Association.

CATON  H I LL  ROAD

LARGE DECIDUOUS
TREES

SMALL DECIDUOUS
TREES

SHRUBS

MULTIFAMILY
BUILDING

MULTIFAMILY
BUILDING

CARPORT

PROPERTY LINE
±15’ WIDE BUFFER

LO
T 

LI
NE

LOT L INE

ORNAMENTAL 
GRASSES



REZ #2021-00009, Lake Pointe Rezoning 
SIGN COMPARISON CHART 

May 20, 2022 

SIGN COMPARISON CHART 
PERMITTED/ALLOWED PROVIDED/PROPOSED 

Facade Building Signs 

Number of Signs 1 per site entrance or 1 per building 2 
Maximum Sign Area 16 square feet Maximum 100 square feet each 

PERMITTED/ALLOWED PROVIDED/PROPOSED 

Monument Sign 

Number of Signs 2 per project entrance 2 
Maximum Sign Area 64 square feet per sign Maximum 80 square feet each 
Height 12 feet Maximum 10 feet 

PERMITTED/ALLOWED PROVIDED/PROPOSED 

Facade Building Address Sign 

Number of Signs 1 per site entrance or 1 per building 8 
Maximum Sign Area 16 square feet Maximum 8 square feet each 

PERMITTED/ALLOWED PROVIDED/PROPOSED 

Minor Directional Sign 

Number of Signs 3 per 1,000 feet of linear road 
frontage 

To be provided as needed  
The Design Guidelines show 5 

Maximum Sign Area 4 square feet Maximum 21 square feet each 
Height 5 feet Maximum 7.5 feet 

PERMITTED/ALLOWED PROVIDED/PROPOSED 

Parking Identification Signage 

Number of Signs N/A To be provided as needed  
The Design Guidelines show 4 

Maximum Sign Area N/A Maximum 12 square feet 
Height N/A Maximum 5.5 feet 

Attachment H



 
 
 

REZ #2021-00009, Lake Pointe Rezoning 
SIGN COMPARISON CHART 

May 20, 2022 
 

 PERMITTED/ALLOWED PROVIDED/PROPOSED 

  Future Resident Parking Sign 

Number of Signs N/A To be provided as needed  
One location 

Maximum Sign Area N/A Maximum 2.5 square feet 
Height N/A Maximum 7 feet 
 PERMITTED/ALLOWED PROVIDED/PROPOSED 

  Leasing Signage 

Number of Signs N/A 1 
Maximum Sign Area N/A Maximum 25 square feet  

When both doors and the canopy sign are 
included the maximum area is 100 square 
feet  

 PERMITTED/ALLOWED PROVIDED/PROPOSED 

  Special Parking Identification Signs 

Number of Signs N/A To be provided as needed 
Maximum Sign Area N/A Maximum 2.5 square feet 
Height N/A Maximum 7 feet 

 



Prince William County School Board – Impact Statement 

Date: March 28, 2022 
Case Number: REZ2021-00009 

Case Name: LAKE POINTE (4th Submission) 
Magisterial District: Occoquan 

Description: Rezone15.52 acres from B-1, General Business, to PMR, Planned Mixed 

Residential 
Proffer Evaluation 

Category: 
_____ Pre-2016 _____ 2016-2019  Post-2019 

Proposed Residential Rezoning 
(number of units) 

Student Generation for Proposed 

Rezoning 

Housing Units Proposed 

Single-Family 0 

Townhouse 0 

Multi-family 355 

Total 355 

Students Generated 

Elementary 57 

Middle 27 

High 32 

Total 116 

Developer Proposed Mitigation 

Monetary proffers are consistent with Monetary 

Policy Guide (for cases prior to July 1, 2016)? 
  ____ Yes ____ No  N/A 

School site, if offered, addresses a need identified 

in the School Division’s CIP? 
____ Yes ____ No  N/A 

The location and size of the school site, if offered, 

is acceptable to the School Division? 
____ Yes ____ No  N/A 

For cases July 1, 2016 to present 

The student generation methodology in the 

developer's impact analysis is acceptable? 
 Yes _____No* ____ N/A 

*If No, what is the correct student

generation?

Elementary School Total 

Students Middle School 

High School 

Monetary proffers, if offered, are based on 

adopted CIP projects, in terms of cost and 

in the geographic area of the rezoning, in 

the developer impact statement? 

 Yes ____ No ____ N/A 

P.O. BOX 389, MANASSAS, VA 20108 • WWW.PWCS.EDU 

Attachment I



Prince William County School Board 

Page 2 

 

Developer Proposed Mitigation 

• The Proffer Statement, dated March 15, 2022, calculates a monetary contribution in the amount 

of $853.12 per multi-family unit, generating $302,857. This amount is based on mitigation 

strategies outlined in the Proffer Justification Narrative dated May 14, 2021.  
• The 2019 proffer law allows proffer contributions per residential unit, with proffers calculated 

for the projected students that exceed the current capacity.  

 

Countywide Current and Projected Student Enrollment & Capacity Utilization 

 

Capacity
Portable 

Classrooms Students

Space 

Available 

(+/-) Util. (%) Students

Space 

Available 

(+/-) Util. (%) Students

Space 

Available 

(+/-) Util. (%)

Elementary School 43,249 74 38,734 4,515 89.6% 40,586 2,663 93.8% 39,847 3,402 92.1%

22,282 
1

22,639 
2

   High School 28,754 67 28,772 -18 100.1% 29,918 -1,164 104.0% 31,177 -2,423 108.4%

School Level

Available Space 2021-22 2026–2027 2031–32

Middle School 46 20,625 1,658 92.6% 20,741 1,898 91.6% 22,477 162 99.3%

 
1 Capacity on which available space is calculated for the 2021-22 school year. 
2 Capacity on which available space is calculated for the 2022-23 through 2031-32 school year. It reflects the 11-classroom addition opening at Gainesville 
MS and the six-classroom addition opening at Reagan MS in the 2022-23 school year. 

 

Current and Projected Student Enrollment & Capacity Utilization 
-  Schools in same attendance area as Proposed Rezoning 

 

Under the School Division’s 2021-22 school attendance area assignments, students generated from the 

Proposed Rezoning will attend the following schools: 

 

Planning 

Capacity

Program 

Capacity

Portable 

Classroo

ms Students

Space 

Available 

(+/-) Util. (%) Students

Space 

Available 

(+/-) Util. (%) Students

Space 

Availabl

e (+/-) Util. (%)

Jenkins ES 752 0 575 177 76.5% 561 191 74.5% 560 192 74.5%

Beville MS 1,256 0 1,095 161 87.2% 1,056 200 84.1% 1,146 110 91.2%

Gar-Field HS 2,839 0 2,430 409 85.6% 2,400 439 84.5% 2,612 227 92.0%

School Level

Available Space 2021-22 2026-27 2031-32

 
 

   

Current and Projected Student Enrollment  
– Schools in same attendance area as Proposed Rezoning, including the effect of students 

generated from Proposed Rezoning 

 

Planning 

Capacity

Program 

Capacity
Portable 

Classrooms Students

Space 

Available 

(+/-) Util. (%) Students

Space 

Available 

(+/-) Util. (%) Students

Space 

Available 

(+/-) Util. (%)

Jenkins ES  752 0 575 177 76.5% 618 134 82.1% 617 135 82.0%

1,256

Gar-Field HS 2,839 0 2,430 409 85.6% 2,432 407 85.6% 2,644 195 93.1%

1,173 83 93.3%

2031-32

School Level

Available Space 2021-22 2026-27

Beville MS 0 1,095 161 87.2% 1,083 173 86.2%

 
 

 



Prince William County School Board 

Page 3 

 

Schools Capital Improvements Program (CIP) Projects  
that may impact schools in attendance areas of the Proposed Rezoning (with year anticipated) 
Elementary School Woodbridge Area ES (2024); Occoquan ES Replacement (2025) 

Middle School  

High School 14th HS (2026) 
Note: The capacity utilization of an individual school due to the impact of future Schools CIP projects will vary based upon the attendance area 
modifications approved by the School Board. 

 

School Board Comments and Concerns 

 

• Projected enrollment within five years, at the assigned schools at all levels, have capacity for the 

proposed students.  

• For this reason, the School Board is not opposed to the subject application. 

 

 

 

 



��������	
����
������������������������� � � ���
�������� �� � � � �
���������� �� �!�"��#��
	
���$
�����	�����%�!���&��'���$��
(���&��)������
�������$)��*)����+�%�,�- ,+� .�-�%�///%�/���	%���0"����

123456�738839:�5;<4=>�?@ABCDE@FD�GH�?@I@JGAE@FD�K@CILM@N�O�8BFP�?@I@JGAE@FD�?LILNLGF��?5K:�793Q62�O�=65R43598�S=294K1;2=9=3;4T����� 7BLI@C�UV�� � � ���������$���������
W&
������/��	
��������
��
���������
W&��
$
���������
��
�������#�������&����������#��#�����&���������%��
�
��
W&
������
��&X$���
#������
�"��#��
	
���$
�����	��������#������#
�
#�X'���
��
����$
�������������������%��Y%� Z
�
����Y����$�������9AAJLMBFDV�� � � � � � � � � � �?BD@V��� � � ��9PPC@NNV�� � � � � � � � � � � � � � ��1[GF@�UV�� � � � � � � �6EBLJ�9PPC@NNV��� � � � � ����1JBF�4BE@V�� � � � � � � � � �1JBF�4GV�� � � � ��KLD@�9PPC@NNV���� � � � � � � �\134�UV� � � � � ���2@]GFLF̂_KA@MLBJ�<N@�1@CELD�UV��� � � � � � �6̀[LaLD�>@N_4GV�bbbbbbbbbbbbbbbbbbbbbb�����c@�BPILN@P�D[BD�dBLI@C�C@ef@NDN�NfaELDD@P�d[LJ@�B�2@]GFLF̂g�KA@MLBJ�<N@�1@CELD�GC�1CGHH@C�9E@FPE@FD�LN�A@FPLF̂�dLD[�D[@�5GfFDhg�MGfJP�a@�P@FL@P�LH�D[@�1JBFFLF̂�;HHLM@�PG@N�FGD�BAACGI@�LDN�MGFNLP@CBDLGF�BD�D[@�DLE@�GH�NfaELDDBJi����YY%� ��
�������������	
��j
W&
����K@MDLGF�GH�?5K:�DG�a@�dBLI@PV��� � � � � � � � � � � ��2@efLC@E@FDSNTV�� � � � � � � � � � � � � ��� � � � � � � � � � � � � � � ��� � � � � � � � � � � � � � � ��� � � � � � � � � � � � � � � ��� � � � � � � � � � � � � � � ��kfNDLHLMBDLGF�HGC�dBLI@CV��� � � � � � � � � � � � ��� � � � � � � � � � � � � � � ��� � � � � � � � � � � � � � � ��� � � � � � � � � � � � � � � ��� � � � � � � � � � � � � � � ��� � � � � � � � � � � � � � � ��� � � � � � � � � � � � � � � ��� � � � � � � � � � � � � � � ��

Lake Pointe Apartments LLC

1228 Euclid Ave., 4th Floor, Cleveland, OH 44115

(703) 680-4664 jcameron@thelandlawyers.com

5/5/2022

Lake Point Residential

2580 Caton Hill Rd., Woodbridge, VA 22192

REZ 2021-00009

8292-75-8519 and 8292-84-1372.00

REZ 2021-00009

DCSIM 610.02 (Table 6-8) - Parking and Loading Spaces Required

Multifamily: 1 sp per efficiency/studio unit; 1.5 sp per 1-bed unit; 2.2 sp per 2+ bed unit

Multifamily(High Rise): 1 sp per efficiency/studio unit; 1.25 sp per 1-bed unit; 2 sp per 2+ bed unit plus 1 sp per 10 units per building

As outlined in the "Lake Pointe Residential Parking Study" dated May 5, 2022, the site would require 621 spaces with a

proposed supply of 545 spaces (1.54 sp/unit), resulting in a reduction of 76 spaces (or 12.2%)

A parking reduction is proposed based on the site's proximity to transit service at the Telegraph Road and

Horner Road commuter lots. The development would provide two new street connections that would serve a number modes of

transportation by providing sidewalks and bike sharrows. Parking occupancy counts at the adjacent Preserve at Catons Crossing

apartment complex show parking demands generally consistent with the proposed parking supply. The Applicant will implement

parking management strategies to alleviate the potential for spillover parking into adjacent lots.

(See attached Supplemental Residential Parking Demand Memo dated September 27, 2021)

Attachment J
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Attachment I 

Parking Summary Memo  

Dated May 5, 2022 

  



 

 

 

 
 

1420 Spring Hill Road,  
Suite 610,  
Tysons, VA 22102 
703-917-6620 
WellsandAssociates.com 

M E M O R A N D U M  

TO:  Elizabeth D. Scullin 

  George Phillips 
  Prince William County  
 
FROM:   Michael J. Workosky, PTP, TOPS, TSOS 
  John F. Cavan, P.E., PTOE 
  Wells + Associates, Inc. 
  
RE:  Lake Pointe Residential Parking Study 
 Proposed Parking Supply Summary 
 Woodbridge, Virginia 
 
DATE: May 5, 2022 
 
 
 
INTRODUCTION 
 
This memorandum summarizes recent changes to the proposed parking supply for the proposed Lake 
Pointe residential development.  The previous submission in September 2021 indicated that 568 parking 
spaces (or 1.60 spaces/unit) would be provided. However, based on discussions with County staff, the 
development plans were modified to provide additional park area and open space, resulting in a reduction 
of 23 spaces.  This reduction would result in a total parking supply of 545 spaces (or 1.54 spaces/unit), 76 
fewer spaces (or 12.2 percent) than the 621 spaces required under the County’s Design and Construction 
Standards Manual.  It is noted that refinements to the proposed building unit mixes and heights resulted 
in changes to the code required parking spaces to increase from 606 to 621 spaces. The number of parking 
spaces required by code for the updated plan is shown on Table 1. 
 
The proposed development would continue to include 355 multifamily dwelling units and would consist 
of a combination of one-bedroom, two-bedroom, and three-bedroom units as shown below.  This unit 
mix is generally consistent with the previous submission except that 47 units that were previously shown 
as 1-bedroom units are now proposed as studio units. 
 
 

Type Previous 
Unit Count 

Currently Proposed 
Unit Count 

Percent 

Studio 0 47 13% 
1-Bedroom 188 141 40% 
2-Bedroom 132 131 37% 
3-Bedroom 35 36 10% 
Total 355 355 100% 

 
  



Table 1

NRP Lake Pointe

Code Parking Required (1)

Unit Type Units Ratio

Parking 

Required

Building 1

  Studio 31 1 31

  One Bedroom 41 1.25 51

  Two Bedroom 39 2.0 78

  Three Bedroom 20 2.0 40

Subtotal 131 200

Additional Parking Required 1 per 10 units 13

TOTAL PARKING REQUIRED 213

Building 2

  Studio 4 1 4

  One Bedroom 25 1.5 38

  Two Bedroom 23 2.2 51

  Three Bedroom 4 2.2 9

Subtotal 56 102

TOTAL PARKING REQUIRED 102

Building 3

  Studio 4 1 4

  One Bedroom 25 1.5 38

  Two Bedroom 23 2.2 51

  Three Bedroom 4 2.2 9

Subtotal 56 102

TOTAL PARKING REQUIRED 102

Building 4

  Studio 4 1 4

  One Bedroom 25 1.5 38

  Two Bedroom 23 2.2 51

  Three Bedroom 4 2.2 9

Subtotal 56 102

TOTAL PARKING REQUIRED 102

Building 5

  Studio 4 1 4

  One Bedroom 25 1.5 38

  Two Bedroom 23 2.2 51

  Three Bedroom 4 2.2 9

Subtotal 56 102

TOTAL PARKING REQUIRED 102

OVERALL PROJECT TOTALS

  Studio 47 1.0/1.0 47

  One Bedroom 141 1.25/1.5 203

  Two Bedroom 131 2.0/2.2 282

  Three Bedroom 36 2.0/2.2 76

  Additional Parking Required 13

TOTAL PARKING REQUIRED 621

Required Parking Ratio Per Unit 1.75  spaces per unit

Proposed Parking Supply 545  spaces

Proposed Reduction 76  spaces

Percent Reduction 12.2% spaces

Proposed Parking Ratio Per Unit 1.54  spaces per unit

Notes:   (1) Prince William County Design and Construction Standards Manual (DCSM), Table 6‐8
for Multifamily High‐Rise Units.

Wells + Associates, Inc.
Tysons, Virginia2



 

M E M O R A N D U M

OBSERVED RESIDENTIAL OCCUPANCY 

In order to determine if the proposed parking supply would adequacy accommodate the parking demands 
at the proposed Lake Pointe development, the results from the September 27, 2021 parking study were 
reviewed that included a parking occupancy count at a similar location, the Preserve at Catons Crossing 
property.   

The results of the parking counts are summarized below and indicate a parking occupancy ratio of 1.44 
spaces per unit.  Because the parking counts occurred in July 2021, the parking demand was subsequently 
factored up to 1.52 per unit.  Applying a five (5) percent operational adjustment for practical capacity (or 
buffer) results in a parking supply ratio of 1.60 spaces per unit.   

The Preserve at Catons Crossing 
Observed Parking Demand 

Number of 
Parked Vehicles 

Ratio (Spaces 
per Unit) 

Peak Observed Parking Demand (Maximum) 287 1.44 
Seasonally Adjusted Parking Demand (July – 95%) 303 1.52 
Required Parking Supply with 5% Buffer (Design Hour) 319 1.60 

Based on the information shown above, the proposed parking supply of 1.54 spaces/unit at the Lake 
Pointe residential development would be greater than the seasonally adjusted observed parking demand 
but would not fully accommodate the operational buffer.   

Subsequent to discussions with County staff, additional parking occupancy counts were collected after 
midnight at the Preserve at Catons Crossing on Saturday, April 23, Tuesday, April 26, and Sunday, May, 1, 
2022.  The results are summarized below and indicate that the observed parking occupancies were 
consistent with the previous parking counts. 

The Preserve at Catons Crossing 
Observed Parking Demand 

Saturday 
April 23 

Tuesday 
April 26 

Sunday 
May 1 

Peak Observed Parking Demand (Maximum) 272 283 285 
Peak Observed Parking Ratio (Spaces per Unit) 1.36 1.42 1.43 
Required Parking Supply with 5% Buffer 287 298 300 
Required Parking Ratio with 5% Buffer (Design Hour) 1.44 1.49 1.50 

* Seasonal Adjustment not applicable

As shown in the table above, the peak parking occupancy occurred on Sunday night with 285 spaces (or 
1.43 sp/unit) occupied.  While a seasonal adjustment was not applicable, a five (5) percent operational 
buffer was applied resulting in a parking supply ratio or 1.50 spaces per unit.  Thus, the proposed parking 
supply of 1.54 spaces/unit at the Lake Pointe residential development would be greater the observed 
parking requirement. 

3



 

M E M O R A N D U M

It is noted that the parking occupancy results should be considered conservative for the following reasons: 

 All 56 garage parking spaces were assumed to be occupied by vehicles and not used for storage
purposes, likely resulting in a higher parking occupancy than what is actually occurring at the site.

 The Lake Pointe development is immediately adjacent to the Telegraph Road commuter parking
lot and within walking distance from the Horner Road commuter lot, providing increased access
to transit services.

 The proposed development would provide two new street connections that would serve a
number of modes of transportation by providing on-street parking, bike sharrows, and sidewalks,
reducing the need for vehicle ownership.

 The Applicant is agreeable to a proffer that states the following, as discussed with County
Transportation staff - Parking Management Plan – Prior to site plan approval, the Applicant shall
submit a Parking Management Plan for approval by the Prince William County Department of
Transportation to aid in the control and enforcement of parking. Said plan may include, but shall
not be limited to, issuing parking permits/stickers, lease restrictions/information, subsidies for
bus/transit, providing bicycle racks, and enforcement/towing contracts, etc. Modifications may
be made to the Parking Management Plan, as determined by the Applicant and approved by
County Transportation.

 The Applicant will manage parking on the property during all hours in order to alleviate the
potential for spillover parking into adjacent lots.

TELEGRAPH ROAD PARK & RIDE LOT OPERATIONS 

In order to assess the operations at the Telegraph Road Park & Ride lot, parking occupancy counts were 
conducted on Tuesday, April 26, 2022, and the results are summarized below.  In addition, field 
observations were made when the residential parking counts outlined earlier were collected. 

As shown below, the peak parking demand occurred at 10 AM with 169 spaces occupied (or 24% of the 
703 available parking spaces). Given the effects of the COVID-19 pandemic, the parking demands a likely 
lower than normal conditions with a significant number of spaces available during all hours.   

The peak period of parking demand generally occurred between 8 AM and 3 PM when over 85% of the 
peak parking demand occurred.  Early morning and evening parking demands were approximately 30 
vehicles and are consistent with the late evening observed parking demands of 12 to 34 vehicles. 

4



 

M E M O R A N D U M

Telegraph Road 
Park & Ride Lot 
Observed Parking Demand 
(Tuesday, April 26, 2022) 

Number of 
Parked Vehicles 

Percent Occupied 
(Inventory 703 Spaces) 

Percent of Peak 
Parking Demand 

5:00 AM 30 4% 18% 
6:00 AM 79 11% 47% 
7:00 AM 131 19% 78% 
8:00 AM 149 21% 88% 
9:00 AM 161 23% 95% 
10:00 AM 169 24% 100% 
11:00 AM 155 22% 92% 
12:00 PM 165 23% 98% 
1:00PM 160 23% 95% 
2:00 PM 163 23% 96% 
3:00 PM 146 21% 86% 
4:00 PM 114 16% 67% 
5:00 PM 80 11% 47% 
6:00 PM 39 6% 23% 
7:00 AM 31 4% 18% 

Telegraph Road Park & Ride Lot 
Observed Late Night Parking Demand 

Saturday 
April 23 

Tuesday 
April 26 

Sunday 
May 1 

Observed Parking Demand (After Midnight) 34 19 12 

In order to reduce the potential for Lake Pointe residents parking in the Park & Ride Lot, the Applicant will 
proffer to implement a number of parking management strategies.  As part of the leasing process, 
residents will be informed of the parking policy and will be notified that parking in the Park & Ride lot is 
restricted and subject to towing. In addition, the property management will monitor off-site parking 
activities and will adjust polices if required. 

5



 

M E M O R A N D U M

SUMMARY 

The Applicant proposes to provide 545 parking spaces to serve the proposed 355 dwelling units (1.54 
spaces/unit).  Previously collected and recently updated parking occupancy counts at the nearby Preserve 
at Catons Crossing property indicate that the proposed 1.54 spaces/unit parking ratio would sufficiently 
accommodate parking demands even when operational factors are applied.  The proposed multimodal 
improvements and parking management strategies would further reduce the need for residents to own 
cars and would reduce the potential for overflow parking. 

Questions regarding this document should be directed to Wells + Associates. 

O:\Projects\8001-8500\8110D - NRP Lake Point - Woodbridge\Documents\Report\NRP Lake Pointe- Parking Supply Summary Memo (5.5.2022).docx 
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Attachment II 

Supplemental Parking Demand Memo 

Dated September 27, 2021 



1420 Spring Hill Road,  
Suite 610,  
Tysons, VA 22102 
703-917-6620 
WellsandAssociates.com 

M E M O R A N D U M

TO: 

FROM: 

RE: 

Elizabeth D. Scullin
George Phillips 
Prince William County 

Michael J. Workosky, PTP, TOPS, TSOS 
John F. Cavan, P.E., PTOE 
Wells + Associates, Inc. 

NRP Lake Pointe - Residential Parking Study 
Observed Residential Parking Demand 
Woodbridge, Virginia 

DATE: September 27, 2021 

INTRODUCTION 

This memorandum summarizes the results of a supplemental parking analysis conducted for 
the proposed NRP Lake Pointe residential development.  The NRP Lake Pointe property is 
proposed to be developed with 355 multifamily residential units that under the County’s 
Design and Construction Manual would require 606 parking spaces.  The Applicant proposes to 
provide 568 parking spaces (or 1.60 spaces/unit). This would require a parking reduction of 38 
spaces, or 6.3 percent. 

In response to County comments (dated May 28, 2021), this document includes an evaluation of 
a similar facility to determine if the proposed parking reduction is justified.  It also includes 
Transportation Demand Management (TDM) elements and parking management measures that 
may be implemented to ensure that adequate parking is provided.     

The proposed building will consist of a combination of one-bedroom, two-bedroom, and three-
bedroom units as shown below.  The majority of these units (90 percent) would provide one- and 
two-bedrooms. 

Type Number of Units Percent 
1-Bedroom 188 53% 
2-Bedroom 132 37% 
3-Bedroom 35 10% 
Total 355 100% 
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M E M O R A N D U M  

PARKING OPERATIONS AT SIMILAR LOCATIONS 
 
In order to determine if the proposed parking supply would adequacy accommodate parking 
demands at the proposed NRP Lake Pointe development, a parking occupancy count at a similar 
location, the Preserve at Catons Crossing property, was conducted at.  The site is located in the 
southwest quadrant of the Minnieville Road/Oak Farm Drive intersection in Woodbridge (See 
Figure 1), and is in close proximity to the proposed Lake Pointe development.   
 
The Preserve at Catons Crossing property consists of six (6) residential buildings that include a 
total of 200 units.  As shown below, the majority of units are 1-bedroom and 2-bedroom units.  
When compared to the proposed NRP Lake Pointe development, the Preserve at Catons Crossing 
consists of a slightly higher proportion of two-bedroom units but fewer one-bedroom and three-
bedroom units.  However, the unit mixes are generally consistent and the parking data results 
would be applicable for both sites. 
 

Type Number of Units Percent 
1-Bedroom 92 46% 
2-Bedroom 108 54% 
3-Bedroom 0 0% 
Total 200 100% 

 
The site is served by a combination of surface and individual garage parking, providing a total of 
422 spaces (2.11 spaces per unit).  Specifically, 366 surface parking and 56 garage parking spaces 
are provided.  Garage spaces can be rented and at the time of the study were fully leased.   
 
A total of 196 units (or 97.99 percent) were occupied when the counts were collected.   
 
 
OBSERVED PARKING OCCUPANCY 
 
Parking occupancy counts were collected on Thursday and Saturday, July 29th and 31st, 2021 at 
the Preserve at Catons Crossing property.  The counts were collected after 11:00 PM on each day.   
 
The results of the parking counts are included in Attachment I and summarized in Table 1. As 
shown in Table 1 the maximum parking accumulation occurred on Thursday July 29th, when a 
total of 287 spaces were occupied.  Based on the total number of units, this equates to a parking 
ratio of 1.44 spaces per unit.  It should be noted that it was assumed that all 56 garage parking 
spaces were occupied by vehicles and were not used for storage.  Therefore, the results should 
be considered conservative. 
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M E M O R A N D U M  

Table 1 
The Preserve at Catons Crossing – Observed Parking Demand Summary 

Type Number of 
Vehicles 

Ratio (Spaces 
per Unit) 

Peak Observed Parking Demand (Maximum) 287 1.44 
Seasonally Adjusted Parking Demand (July – 95%) 303 1.52 
Required Parking Supply with 5% Buffer (Design Hour) 319 1.60 

 
In order to account for seasonal factors at the time of the count, the Urban Land Institute’s 
Shared Parking, Third Edition was reviewed and indicated that residential parking demands 
during the month of July are 95 percent of the peak month demand.  Therefore, the parking 
demand was subsequently factored up to 303 parked vehicles (or 1.52 per unit).  In addition, a 
five (5) percent operational adjustment for practical capacity (or buffer) was also applied to 
account for the need for vehicles to find available parking spaces and any minor fluctuations in 
demand.  Accounting for these factors, a total of 319 parking spaces would be needed to 
accommodate observed parking demands, resulting in a parking supply ratio of 1.60 spaces per 
unit.  It is also noted that the NRP Lake Pointe property will have a higher percentage of one-
bedroom units (53 percent) when compared to the Caton’s Crossing site (46 percent).  The higher 
percentage of one-bedroom units would be expected to have a lower overall parking ratio.     
 
Based on the results of the observed parking analysis that shows an adjusted observed parking 
ratio of 1.60 spaces per unit, the proposed parking reduction of 6.3 percent, or a parking supply 
of 1.60 spaces per unit (568 spaces) would adequately to serve the Lake Pointe property.   
 
 
PLANNED MULTIMODAL TRANSPORTATION ENHANCEMENTS 
 
One of the key goals of The Landing at Prince William Small Area Plan is to “is to support 
multimodal access to and within the Town Center.” Key elements of the Transportation Plan 
includes creating a grid network to improve mobility and creating safe bicycle and pedestrian 
connections. These goals would help encourage alternative modes of transportation and reduce 
the need for auto ownership. 
 
In conformance with the Small Area Plan goals, the proposed development would provide two 
new street connections.  These street would serve a number of modes of transportation by 
providing on-street parking, bike sharrows, and sidewalks.  The sharrow lanes will provide 
bicyclist a safe internal circulation route with the opportunity to easily access the adjacent VDOT 
park-n-ride lot and existing shared use paths along Caton Hill Road and Telegraph Road. 
Pedestrian circulation will be provided with sidewalks and would connect to nearby shopping, 
dining, healthcare, and multi-model transit opportunities. 
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M E M O R A N D U M  

The Applicant proposes to implement a number of Transportation Demand Management (TDM) 
measures that will inform residents of transit options and provide amenities such as bicycle racks 
to allow residents to make trips to local uses without using a vehicle and reduce the need for 
auto ownership.  
 
The subject site is immediately adjacent to the Telegraph Road commuter parking lot and within 
walking distance from the Horner Road commuter lot. These facilities are served by commuter 
bus routes D-100, D-200, and D-300, and the OmniRide local Woodbridge/Lake Ridge routes, and 
slug lines, providing residents with several transit options. 
 
The Applicant will manage parking on the property during all hours in order to alleviate the 
potential for spillover parking into adjacent lots.  The following summarize some potential 
elements of the parking management plan for the property: 

1. All residents will receive a color-coded parking sticker for their vehicle.  The color will 
designate reserved vs non-reserved spaces.  It is anticipated that approximately 25 
percent of residents will request a reserved parking space. 
 

2. The leasing documents stipulate the parking policy for the property and are reviewed and 
signed by each lessee.   
 

3. The property management will have a contract with a local towing company to enforce 
the parking regulations. 
 

4. The property management will monitor off-site parking activities 
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M E M O R A N D U M  

SUMMARY 
 
The Applicant proposes to provide 568 parking spaces to serve the proposed 355 dwelling units 
(1.60 spaces/unit).  Parking occupancy counts at the nearby Preserve at Catons Crossing property 
indicate that the 1.60 space/unit parking ratio would sufficiently accommodate parking demands 
even when accounting for seasonal and operational factors.  The proposed multimodal 
improvements, Transportation Demand Management (TDM) measures, and parking 
management strategies would further reduce the need for residents to own cars and would 
reduce the potential for overflow parking. 
 
Thus, the proposed parking reduction of 6.3 percent, or a parking supply of 568 spaces (at 1.60 
spaces per unit) would adequately serve the Lake Pointe property.   
 
Questions regarding this document should be directed to Wells + Associates. 
 
O:\Projects\8001-8500\8110D - NRP Lake Point - Woodbridge\Documents\Report\NRP Lake Pointe- Supplemental Residential Parking Demand Memo (Final 9.27.2021).docx 
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M E M O R A N D U M  

Attachment I 
Parking Occupancy Count Data 

 



Attachment I
NRP Lake Point ‐ Woodbridge
The Preserve at Catons Crossing Parking Count1,2

Thursday Saturday
A 20 13 13
B 18 15 15
C 24 19 18
D 11 6 5
E 3 2 2
F 8 7 7
G 14 9 9
H 23 14 8
I 64 37 33
J 13 5 8
K 64 48 42
L 13 12 12
M 35 33 34

TOTAL LOT SPACES 310 220 206

N 12 2 1
O 8 2 1
P 8 1 3
Q 12 3 4
R 8 3 3
S 8 0 0

TOTAL ADDT'L SPACES IN FRONT

 OF INDIVIDUAL GARAGES
56 11 12

INSIDE INDIVDUAL GARAGES 56 56 56

TOTALS 422 287 274

Total Number of Units: 200

Percent of Units Occupied: 97.99%

Occupied Units: 196

Notes: 

1. Counts collected by Wells + Associates on Thursday July 29, 2021 and Saturday July 31, 2021 after 11:00 PM.

2. Occupied units received from management on July 29, 2021.

LOT  Supply
Parking Occupancy
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