Planning Commission

1% PRINCE WILLIAM
\ COUNTY

PLANNING COMMISSION RESOLUTION

MOTION: February 25, 2026

Regular Meeting
SECOND: Res. No. 26-xxx
RE: REZONING #REZ2024-00030, HEATHCOTE MARKETPLACE RESIDENTIAL

GAINESVILLE MAGISTERIAL DISTRICT
ACTION:

WHEREAS, this is a request to rezone +24.50 acres from A-1 Agricultural and B-1,
General Business, to PMR, Planned Mixed Residential, to allow for the development of a maximum
of 232 townhouse units between Land Bay A and B, with associated waivers and height modification
from 35 feet to 50 feet; and

WHEREAS, the site is located on the north and south sides of Heathcote Boulevard,
between Old Carolina Road and James Madison Highway (Route 15), and the Heathcote Boulevard
divides the Property into two parts ( Land Bay A on the north of the Heathcote BLVD and Land Bay
B on the south of the Heathcote BLVD), and the proposed development is identified on the County
Map as GPINs 7398-03-1006, 7298-92-7724, 7298-92-6718,7298-92-6903, and 7298-92-6842, and

WHEREAS, Land Bay A, located north of the Heathcote Boulevard, is designated MU-
3, Mixed-Use Neighborhood with a Transect 3 designation in the Comprehensive Plan, and Land Bay
B, located south of the Heathcote Boulevard, is designated MU-4, Mixed-Use Community and MU-3,
Mixed-Use Neighborhood ( GPIN 7298-92-6903) with a Transect 3 and 4 designation in the
Comprehensive Plan; and

WHEREAS, the site is zoned B-1, General Business and A-1, Agricultural; and

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

WHEREAS, the Prince William County Planning Commission duly ordered,
advertised, and held a public hearing on February 25, 2026, 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 recommends approval of Rezoning
#REZ2024-00030, Heathcote Marketplace Residential, subject to the Proffers dated February 4, 2026.
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Attachment: Proffer Statement dated February 4, 2026.

Votes:

Ayes:

Nays:

Abstain from Vote:
Absent from Vote:
Absent from Meeting:

Attest:

Oly Pefia
Clerk to the Planning Commission
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PROFFER STATEMENT

RE: REZ2024-00030, Heathcote Marketplace Residential

Owner/Applicant:  Haymarket Real Estate Investment |, LLC

Property: 7398-03-1006, 7298-92-6842, 7298-92-7724, 7298-92-6718, and 7298-
92-6903

Acreage: 124.50

Rezoning: B-1, General Business and A-1, Agricultural to PMR, Planned

Mixed Residential
Magisterial District: Gainesville
Date: February 4, 2026

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 #REZ1988-0081,
Kettler & Scott, #PRA2004-00400, Westmarket, and REZ1994-0030, Blue
Market/Gochenour Property. In the event the above referenced rezoning is not granted
as applied for by the Applicant, these proffers shall be withdrawn and are null and void
and proffers associated with Rezoning #REZ1988-0081, #PRA2004-00400 and
REZ1994-0030 shall remain in full force and effect on 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.

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

A. Master Zoning Plan entitled "Heathcote Marketplace Residential,” prepared by
IMEG, dated January 9, 2024, last revised February 4, 2026, consisting of the
following sheets (the “MZP”):

Coversheet;

Land Use Plan;

Infrastructure Plan;

Pedestrian Circulation Plan;

Conceptual Buffer and Landscaping Plan;
Street Sections Land Bay A; and

Street Sections — Land Bay B.
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Design Guidelines for Heathcote Marketplace Residential prepared by Buchanan
Partners, dated February 3, 2026 (the “Design Guidelines”).

USES & SITE DEVELOPMENT

Development: Development of the Property shall be in substantial conformance
with the MZP or as provided below.

Density: The maximum number of single-family attached units on the Property
shall be 232 units.

Zoning: The Applicant may develop the Property in accordance with the PMR,
Planned Mixed Residential District, as waived and/or modified in accordance with
these Proffers.

AFFORDABLE HOUSING

Affordable Housing: The Applicant shall provide Affordable Dwelling Units (“ADU”)
and Workforce Dwelling Units (“WDU”) equal to 10% of the market rate units that
are constructed, but in no event shall the total number of units exceed those
identified on the MZP. The ADUs and WDUSs on the Property are hereafter referred
to as the “Additional Units” which shall be subject to the following:

a. Provided such actions would not violate applicable laws or regulations, the
ADU and WDU units shall be offered exclusively for sale or rental, at the
sole discretion of the Applicant, to those persons who qualify and as follows:

i. 25% of the Additional Units shall be ADUs and shall be made
available to households earning up to 80% of the Area Median
Income as determined by the United States Department of Housing
and Urban Development (“HUD”) for the Washington-Arlington-
Alexandria, DC-VA-MD HUD Metro FMR Area (the “AMI”); and

ii.. 50% of the Additional Units shall be ADUs and shall be available for
sale to households earning up to 100% of the AMI.

iii. 25% of the Additional Units shall be WDUs and shall be available for
sale to households earning up to 120% of the AMI.
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The housing cost to be paid by the foregoing income tiers shall be such that
the monthly mortgage or monthly rent payment does not exceed 30% of the
AMI of the applicable tier.

The location of the ADU, WDU, or mix thereof, shall be determined at the
Applicant’s sole discretion and shall be determined at site plan. The ADU
and WDU units that are provided for sale or rent shall be distributed among
multiple townhouse rows so that no more than 4 units are in a single
townhouse row.

For Sale Affordable Housing Implementation: In the event the ADU and/or
WDU units are for sale units, the following shall apply:

For-Sale Marketing Period: The Applicant shall market ADU or WDU
for a period of 6 months starting from the issuance of the first
residential occupancy permit on the Property or until the ADU or
WDU is under contract to income eligible buyers, whichever occurs
first (the “Marketing Period”). In addition, the following shall apply:

1.

Upon issuance of the first residential occupancy permit
release letter for the Property, the Applicant shall submit to the
Director of Housing and Community Development, or its
designee, an affidavit outlining the start date for the marketing
period and the sales price.

In the event the ADU or WDU is not under contract within 6
months of the marketing period, the unit may be converted to
a market rate unit. In the event the aforementioned unit is
converted to market rate units, the Applicant shall contribute
to the Housing Proffer Account, as such fund is defined in the
Zoning Ordinance, fifty percent (50%) of the difference in price
between the market rate and base sales price. For purposes
of illustration, if the ADU or WDU sales price is $275,000 and
the market rate sales price is $325,000 a contribution of
$25,000 would be required to be made to the Housing Proffer
Account, as applicable at the time this action would take
place, ($325,000 - $275,000 = $50,000 x 50%= $25,000) The
Developer will be responsible for providing the establishing
documents necessary to support the final amount of the
contribution. All further obligations under this Affordable
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Housing Proffer shall cease in the event such ADU or WDU is
sold at market rate and such contribution is paid into the
Housing Proffer Account.

Restrictive Covenant: The ADU and WDU shall be sold subject to a

restrictive covenant in the deed of conveyance that restricts the
owner(s) thereof from selling the unit at fair market value for a period
of ten 10 years following the date of closing. Said restrictive covenant
language shall include at a minimum the following:

1.

Within the 10-year period from the initial sale, no matter how
many times the unit is offered for resale, the unit may only be
purchased by a person(s) meeting the initial AMI percentage
requirement.

The maximum sales price is limited to a 25% discount from
the then-market price for comparable units, reflecting any
differences in materials from non-affordable units, increased
by the cost of any documented permanent improvements,
customary closing costs, and realtor fees.

Upon the sale of an affordable unit to a person(s) meeting the
initial AMI percentage requirement, within the restricted 10-
year period following the date of closing, Prince William
County will not share in the purchase price.

In the event an ADU or WDU is not able to be sold within this
10-year period after 6 months of marketing, the unit may be
sold at market rate and the seller shall pay 50% of the
difference between the market rate sales price and the
maximum price outlined in Proffer above to the Housing
Proffer Account, as such is defined in the Zoning Ordinance,
at closing, based upon the example as outlined within Proffer
4.d.i.2 above. All further obligations under this Affordable
Housing Proffer shall cease in the event such ADU or WDU is
sold at market rate and such contribution is paid into the
Housing Proffer Account.

In the event the County has not taken over administration of
the Affordable Housing Units and Workforce Housing Units,
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income levels of subsequent purchasers, within 10 years of
the initial sale, shall be verified in a written form acceptable to
the County. Said form shall be provided to the Director of
Housing and Community Development by the Seller at least
10 days prior to the settlement date. Within 10 days after
settlement, the party conducting the closing of any Affordable
Housing Units and Workforce Housing Units shall include a
reference to the covenant in the deed and provide to Director
of Housing and Community Development a report including
the date of the sale, sales price, and income level of the
purchaser(s), and an affidavit from the purchaser confirming
that sale complied with these proffers and the covenant/deed
restriction.

Management: For purposes of implementation of this Affordable
Housing Proffer, the Applicant shall manage the process of
identifying qualified purchasers and administration as outlined in
these proffers for initial purchasers and shall report annually to the
Director of Housing and Community Development, or its designee,
as to the number of purchasers and the purchase price paid for said
units until such time that the final ADU or WDU is sold. The Applicant
may enter into a separate written agreement with the appropriate
Prince William County agency as to terms and conditions of the
administration of the ADUs or WDUs either by such agency or in
coordination with the Applicant which is consistent with these
proffers and all applicable federal, state and County laws, codes,
ordinances, regulations and requirements. Such an agreement and
any modifications thereto shall be recorded in the land records of
Prince William County. Following the initial sale of the Additional
Units in accordance with this Affordable Housing Proffer, either to a
qualified buyer meeting the AMI percentage requirement or a
market-rate buyer, as applicable, the Applicant shall have no further
obligation under this Affordable Housing Proffer.

Verification: In the event the County has not taken over
administration of the ADUs or WDUs, income levels of subsequent
purchasers, within 10 years of the initial sale, shall be verified in a
written form acceptable to the County. Said form shall be provided to
the Director of Housing and Community Development by the Seller
at least 10 days prior to the settlement date. Within 10 days after
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settlement, the party conducting the closing of any ADU or WDU
shall include a reference to the covenant in the deed and provide to
Director of Housing and Community Development a report including
the date of the sale, sales price, and income level of the
purchaser(s), and an affidavit from the purchaser confirming that sale
complied with these proffers and the covenant / deed restriction.

e. For Rent Affordable Housing Implementation: In the event the ADU or WDU

units are for rent, the following shall apply:

For-Rent Marketing Period: The Applicant shall market a rental ADU
or WDU for a period of 30 days starting from the time the unit is
available for lease. Following the For-Rent Marketing Period if no
tenant meeting the income requirements is identified, the Applicant
may lease the unit at market rates. Upon completion of the then
applicable lease for that unit, a new 30-day For-Rent Marketing
Period will commence. In addition, the following shall apply:

1. Upon availability of an ADU or WDU, the Applicant shall
submit to the Director of Housing and Community
Development, or its designee, an affidavit outlining the start
date for the marketing period and the rental price.

2. Foreclosure: The rent restrictions applicable to such unit shall
terminate if required by, and in accordance with the applicable
Virginia Department of Housing (“VDH”) or HUD program
requirements. The foreclosing party shall provide the Zoning
Administrator with written verification from either VDH or
HUD, as applicable, that a foreclosure has occurred and that
termination of the rent restrictions (with respect to the
foreclosed unit(s)) is required in accordance with the program
requirements. The affordability provisions of the Proffer shall
remain in full force and effect with respect to each ADU or
WDU unless and until the Zoning Administrator receives such
written verification from VDH or HUD, as applicable. For
purposes of this Proffer, the term foreclosure shall include
execution and delivery of a deed in lieu of foreclosure.

3. Restrictive Covenant: The units shall be rented subject to a
restrictive covenant in the deed that requires a certain number
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of units to be rented as an ADU or WDU for a period of 10
years from the date of the issuance of the first occupancy
permit for the building in which the units will be constructed.
The restrictive covenant shall be recorded among the Prince
William County Land Records prior to the issuance of the first
occupancy permit for the building in which the units will be
located.

4. Management: For purposes of implementation of this Proffer
4.e.i.4, the Applicant shall manage the process of identifying
qualified renters and administration as outlined in these
proffers for initial renters and shall report annually to the
Planning Director as to the number of renters and the rental
price paid for said units until such time that the final ADU or
WDU is rented. The Applicant shall not be required to meet
any requirements of any future Affordable Dwelling Unit
Ordinance or zoning text amendment change as it relates to
ADUs or WDUs. Notwithstanding the above, the Applicant
may enter into a separate written agreement with the
appropriate Prince William County agency as to terms and
conditions of the administration of the ADUs or WDUs either
by such agency or in coordination with the Applicant. Such an
agreement shall be on terms mutually acceptable to both the
Applicant and the County and may occur after the approval of
this rezoning, and as approved in form by the County Attorney.
If such an agreement is executed by all relevant parties, then
the ADUs or WDUs shall thereafter be administered solely in
accordance with such agreement and the provisions of these
Proffers as they apply to ADUs or WDUs shall be of no further
force and effect. Such an agreement and any modifications
thereto shall be recorded in the land records of Prince William
County.

COMMUNITY DESIGN

Design Guidelines: Development on the Property shall be in substantial
conformance with the design concepts and details set forth in the Heathcote
Marketplace Residential Design Guidelines. Minor modifications to the Design
Guidelines may be made at the time of the final site/subdivision plan. More
substantial modifications to the Design Guidelines may be approved by the Prince
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William County Planning Director, or their 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. 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 by the submission of building
elevations to the Development Services Land Development Division two weeks
prior to the request for a building permit release letter.

Homeowners Association: Within 6 months of the sale of the first lot, the Applicant
shall establish an association or multiple associations for the Property to own,
operate, and maintain open space, common areas, private roads, trails, sidewalks,
signage, other recreation or common facilities (as applicable), street trees and, if
appropriate, stormwater management/BMP Facilities installed by the Applicant for
the Property, if not otherwise maintained by the County, in accordance with
adopted County policies. The HOA shall also enforce the design criteria set forth
in the Design Guidelines.

Enhanced Building Material: On frontload townhouse units with 8 units in a stick,
the building material on the rear elevation shall consist of masonry or cementitious
siding. Vinyl siding shall be prohibited on these units.

Landscaping: Landscaping shall be provided in general conformance with the
Conceptual Buffer and Landscape Plan, and shall be subject to the following:

a. New buffers shall be planted in accordance with the DCSM planting
standards except as otherwise provided herein or on the Master Zoning
Plan. A minimum of 85% of new plantings on the Property shall be plant
species native to Virginia. The aforementioned, does not prohibit the
plantings of Crape Myrtles.

b. Within the areas outside of the limits of clearing and grading, the Applicant
reserves the right to remove any existing vegetation if it is found to be dead,
dying, invasive, noxious, or adversely affected due to engineering
constraints during the construction phase.
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New buffers shall be provided at the time adjacent portions of the Property
are developed and shall be shown on each respective final site or
subdivision plan. The Applicant shall plant street trees in accordance with
the Design Guidelines, and may be measured in the aggregate (i.e., on
average), or otherwise clustered where needed so as to provide adequate
sight distance and to avoid conflicts with utilities, driveways, etc. Street trees
shall be provided at the time the adjacent portions of the Property are
developed and shall be shown on each respective final site or subdivision
plan.

The Applicant may perform minimal clearing in the tree preservation areas,
as required for development. Additionally, within the buffers and the tree
preservation areas, the Applicant may perform the minimum necessary
limited clearing for a natural surface trail as reflected on the MZP.

BMP Plantings: In lieu of the BMP landscape requirements found in the
DCSM, the Applicant shall plant the south side of the BMP facility or devices
located in Land Bay A with 75,000 plant units, as generally shown on Sheet
C200 of the MZP. The final location of the plantings and BMP facility or
devices shall be determined at the final site plan. The Applicant shall review
the proposed plantings with the County Arborist at the time of final site plan
review.

Planted Landscape strips: At the site plan, sufficient information shall be
shown that the average width of the buffer or landscape strip, (including
planting strips), will be provided, and said landscaping shall have an
average width of 20', and shall not be less than 15' at any point.

Evergreen Plantings: In Land Bay A, a minimum of 60% of the required
plantings within the planting strip adjacent to Old Carolina Road shall
consist of evergreen trees or shrubs.

Tree Preservation Areas: With each site plan that contains a tree preservation
area, the Applicant shall commit to providing physical protections for the tree
preservation areas during land disturbance activities. Such protection techniques
may include fencing, flagging, and root pruning, as needed.

Invasive Species Management: Tree preservation areas containing plant
species that are known to be invasive in quantities that threaten the long-
term health and survival of the existing vegetation present will be the subject
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of an invasive plant species management program. At the time of the first
site plan submission the Applicant shall provide an invasive species
management program (the “Management Program”) that will specify the
common and scientific name of invasive species proposed for
management, the target area for management efforts, methods of control
and disposal of invasive plants, timing of treatments and monitoring. The
Management Program shall begin no later than the first Spring after
construction commences for an area that contains the tree preservation
area. The tree preservation areas will be monitored by the Applicant’s
project arborist to document conformance with the Management Program
for a period of 2 years after the initial implementation of the Management
Program.

Open Space & Tree Canopy Coverage: For purposes of calculating open space
and tree canopy coverage, the entire Property shall be used, and not individual
Land Bays or parcels within a Land Bay. With each site/subdivision plan submitted,
the Applicant will provide a cumulative tabulation of the open space and tree
canopy coverage calculations for the entire Property, in order to ensure that Zoning
Ordinance and DCSM requirements will have been satisfied upon full buildout.

Side Yard Setback: In accordance with Section 32-306.12.3 of the Zoning
Ordinance, the side setback may be reduced to 5 feet so long as the exterior
sidewall construction is (i) non-combustible; (i) has a minimum fire resistive rating
equivalent to two-hours between dwelling units; or (iii) each dwelling unit is
modified to have a fire sprinkler system.

Monument Signage: Any new monument sign on the Property shall not exceed 10
feet in height, shall have a masonry base, and shall be planted with species native
to Virginia, which are low-growth around the base

ENVIRONMENTAL

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
(x24.5 acres) for water quality monitoring, drainage improvements and/or stream
restoration projects. Said contribution shall be made prior to and as a condition of
final site plan approval with the amount to be based on the acreage reflected on
the site plan.
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Soil Remediation: To facilitate adequate expansion of tree and shrub roots to
support healthy plants, all landscape areas, parking lot islands and buffers, which
have been subject to pavement and/or compaction shall have, prior to planting: a)
all foreign materials (asphalt, concrete, rock, gravel, debris, etc.) removed and the
soil loosened to a depth of a minimum of 3', and b) a top dressing of 4" to 6" of
clean topsoil provided. This topsoil shall be a loam, sandy loam, clay loam, silt
loam, or sandy clay loam. The topsoil shall not be a mixture of or contain
contrasting textured subsoils. The topsoil shall contain less than 5% by volume of
cinders, stones, slag, coarse fragments, sticks, roots, trash, or other materials
larger than 1" in diameter and shall not contain gravel. The topsoil shall contain a
minimum of 5% natural fine organic matter, such as leaf mold, peat moss, etc.
Areas to receive this remediation will be clearly shown on the final site/subdivision
plan.

PARKS & RECREATION

The Applicant shall provide an on-site amenity package for the residents that shall
include, at a minimum the following amenities:

a. A Community Green park area containing a minimum of 10,000 sq. ft. and
a bicycle rack;

b. Two playgrounds, designed for ages 2 to 12, at a minimum of 1,500 sq. ft.
each;

C. Two (2) pocket parks that are a minimum of 1,200 sq. ft. each and include
seating or other community gathering/social features;

d. A natural surface walking trail along Little Bull Run as generally shown on
the MZP and in the Design Guidelines; and

e. A dog park area of a minimum of 6,500 sq. ft.
Said amenities are generally described in the Design Guidelines, and shall be

located and constructed prior to the final building permit for the section in which
they are located and shall be shown on each respective final site plan.
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SUSTAINABILITY

Sustainability: The Applicant shall provide sustainability measures in accordance
with the following:

a. All new dwelling units on the Property must be constructed to meet the
ENERGY STAR Qualified Homes standard for energy performance, or
equal, with documentation to be provided to Prince William County
Development Services at the time of application for a building permit.

b. The builder of the applicable unit must offer initial purchasers of all
residential units with a garage the option to have installed, at the
purchaser’s cost, an EV charging device, or to have electrical provisions for
the easy future installation of a residential electric vehicle charging station
in the garage by the purchaser to provide a 240 volt or equivalent
performing charging capacity. Such provisions shall include electric panel
space, conduit to garage and junction box in garage, but need not include
transformers, breakers, switches, wiring or charging unit.

C. The Applicant, via the Residential Owners Association referenced in Proffer
6, will provide residential owners and tenants with documentation on Prince
William County’s Sustainability Goals, the applicable service providers
available programs for energy efficiency and any options for the purchase
of Renewable Energy Certificates.

TRANSPORTATION

Access: Subject to approval by Prince William County Department of
Transportation (“PWCDOT?”) and Virginia Department of Transportation (“VDOT"),
access to the Property shall be provided as shown on the MZP.

Internal Street Section Details: In the event the Street Section details provided in
the Design Guidelines conflict with the Street Section details provided in the Master
Zoning Plan, the Street Section details shown in the Design Guidelines shall
govern, and may be modified at the final site plan, subject to PWCDOT and VDOT
approval.

Heathcote Boulevard Lane Improvements: In the event it has not already been
provided, as a condition of first site plan approval for residential units accessing
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the site from Heathcote Boulevard, and subject to VDOT and PWCDOT approval,
the Applicant shall provide the following as shown on the MZP:

a.

C.

d.

Lane striping for an eastbound left turn lane and taper on Heathcote
Boulevard at the site entrance;

Lane striping for a westbound right turn lane and taper at the intersection of
Heathcote Boulevard and the site entrance;

Crosswalk striping as shown on the MZP; and

Traffic signal poles as shown on the MZP.

Old Carolina Road and Site Entrance: As a condition of first site plan approval for

residential units accessing the site from OIld Carolina Road, and subject to VDOT
and PWCDOT approval, the Applicant shall provide a southbound right turn lane
into the site as shown on the MZP.

Shared Use Path on Old Carolina Road: The Applicant shall construct a shared

use path along Old Carolina Road in the general location shown on the MZP
subject to PWCDOT and VDOT approval, or provide a fair share monetary
contribution if built by others in accordance with the Applicant’s cost estimate
provided prior to site plan approval.

Public Transit:

a.

Within 12 months of the issuance of the first residential occupancy permit
in Land Bay B, and subject to OmniRide’s approval, the Applicant shall
provide a covered transit stop enclosure (the “Enclosure”) within Land Bay
B. The final location, design details, and construction timing for the
Enclosure will be determined in consultation with OmniRide. The
architecture and building materials for the Enclosures will be
complementary and compatible with the adjacent residential and buildings,
and the Enclosure will include lighting, electrical outlets for personal
electronic devices, and a bicycle rack will be located adjacent to the
Enclosure. In addition, if desired by OmniRide, the Applicant will provide 2
empty electrical conduits stubbed from the Enclosure to the adjacent open
space for future use by OmniRide for electrical charging station needs.

The Applicant shall provide a one-time cash contribution of $10,000.00 to
OmniRide, to be used solely for signage and electronic information/display
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systems within the Enclosure. Said contribution shall be paid prior to
issuance of the building permit for the Enclosure.

C. In the event OmniRide does not approve or desire the Enclosure identified
in Proffer 22.a above within 12 months of issuance of the first occupancy
permit in Land Bay B, the Applicant shall be relieved of the obligations set
forth in Proffers 22.a and 22.b.

Land Bay B Interparcel Connection: The 40 foot access easement and other
associated easements to GPIN 7298-92-2118 as generally shown on the MZP
shall be provided on the final site plan and recorded prior to the issuance of the
first occupancy permit in Land Bay B.

Signal Optimization Study: The Applicant shall, within 6 months after final buildout
of the Property, at its cost, prepare and submit a traffic signal timing and
optimization study to VDOT for their use. Such traffic signal timing and
optimization analysis shall be performed for the purpose of determining whether
adjustments to the signal timings and offset along the Heathcote Boulevard
corridor from Old Carolina Drive to Route 15 are warranted. The results of said
study shall be provided to the Gainesville District Supervisor's Office and the
Director of PWCDOT, or their designee.

WATER AND SEWER

Water and Sewer: The Property shall be served by public sanitary sewer and public
water, and the Applicant shall be responsible for those improvements required in
order to provide such service for the demand generated by the development of the
Property.

MISCELLANEOUS

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

Preliminary Plan: The elements provided on the MZP fulfill the Preliminary Plan

requirements and shall relieve the Applicant from filing a Preliminary Site Plan.

WAIVERS & MODIFICATIONS

Pursuant to Section 32-700.25 of the Prince William County Zoning Ordinance (the
“Zoning Ordinance”), the following waivers and modifications to the requirements
of the Zoning Ordinance and DCSM shall be deemed granted and approved.

a.

Waiver of Zoning Ordinance Sections 32-201.18, 32-250.31.6 and DCSM
Section 802.47.B requirement for a 15-foot-wide landscape area around
public use and community recreation sites.

Waiver of Zoning Ordinance Sections 32-250.02, 32-250.10, 32-250.73, 32-
201.31 and DCSM Section 600 and requirements related to the yard,
minimum area or lot size, and setback of parking lots, and public facilities.

Waiver of Zoning Ordinance Sections 32-250.30, 32-250.31 and 32.250.32;
and DCSM Sections 802.11 and 802.12, and 802.10 requiring internal
buffers between different uses.

Waiver/modification of Zoning Ordinance Section 32-250.31 and DCSM
Sections 702.06(F), 702.06(l), and 802.42(A)(3) to allow for minor
permanent structures like mailboxes or signage, unauthorized obstructions,
and encroachments within easements as well as to allow for easements to
be located within buffer areas.

Waiver of Zoning Ordinance Sections 32-250-40, 32-250.41 and 32-250.45
and DCSM Sections 802.20, 802.21, 802.30 and 802.31 regarding the tree
canopy and open space requirements to allow, but not require, calculations
based upon the entire PMR area instead of each individual site land bay.

Waiver of Zoning Ordinance Section 32-250.72 requiring interparcel
connectors to surrounding properties.
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Modification of Zoning Ordinance Section 32-250.82 to eliminate the need
for contiguous lots to be under the same ownership and common internal
lot lines to be eliminated in order to permit, but not require, the entire
Property to be considered in order to satisfy zoning requirements.

Modification of Zoning Ordinance Sections 32-306.10.1(a) and 32-306.12
to permit single family attached in all residential land bays with those
architectural standards, setbacks and parking requirements set forth in the
Design Guidelines in lieu of those provided in the Zoning Ordinance to allow
front entry garages as reflected on the MZP and to allow for a single housing
type in any residential land bay.

Modification of Section 32-306.12.6.F to allow residential units to be
developed in accordance with standards set forth in the Design Guidelines.

Waiver of Zoning Ordinance Sections 32-306.12.6.F(7) and 32-306.20 to
provide that the maximum lot coverage for Land Bay B shall not exceed
80%, with a minimum of 20% open space.

Modification of Zoning Ordinance Sections 32-306.12.6.F(3) to allow a
maximum building height of 50’ for all townhouse units.

Modification of Part 280 and Part 306 of the Zoning Ordinance to (a) modify
the allowable distance between groups of attached single family homes to
not less than 10 feet; (b) reduce the minimum width of single-family units to
16 feet; (c) allow a maximum structure length for single-family attached units
of 180 feet; (d) permit the maximum number per group to exceed 8for
single-family attached units; and (e) permit a reduction in side yards
setbacks from 10 feet to 5 feet.

Modification of Internal streets. The design of internal streets shall be as
reflected in the Design Guidelines and MZP, subject to modification through
modification of the Design Guidelines.

Waiver of Section 802.47.A and Table 8-6 of the DCSM to allow in lieu of
the on-lot tree requirement, the Applicant shall plant within the 5-foot front
yard setback sufficient shrubs, bushes or groundcover, that provide
permanent environmental and aesthetic benefit to the development.
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Modification of DCSM Section 802.10(C) to allow for the installation of
natural surface trails and paved trails within buffer areas as shown on the
MZP. More specifically, the trails may be allowed to run through the buffer
in addition to being allowed to cross the buffer.

Modification of DCSM Table 8-1 to allow the existing RPA/Tree preservation
area as proposed in lieu of the required 50-foot buffer on the northern
portion of Land Bay A.

Modification of DCSM Section and Tables 8-1 and 8-7 to allow for the
southern buffer and a portion of the buffer along Old Carolina Road to be
as shown on the MZP.

[Signatures on the following page]
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SIGNATURE PAGE

Haymarket Real Estate Investment |, LLC
a Virginia limited liability company

Name:
Title:




Planning Office

PRINCE W"-LIAM Tanya M. Washington, AICP

COUNTY ———— Director of Planning

STAFF REPORT

PC Meeting Date: February 25, 2026

Agenda Title: Rezoning #REZ2024-00030, Heathcote Marketplace Residential

District Impact: Gainesville Magisterial District

Requested Action: Recommend Approval of Rezoning #REZ2024-00030, Heathcote
Marketplace Residential, with Proffer Statement dated February 4, 2026.

Department: Planning Office

Case Planner: Kobra Babaei, Principal Planner

EXECUTIVE SUMMARY

Fairfax
County

Fauquier
County

Stafford
County

This is a request to rezone the +24.50 acres from B-1, General Business, and A-1, Agricultural, to PMR,
Planned Mixed Residential, to allow for the development of a maximum of 232( two hundred thirty-
two) townhouse units between Land Bay A and B, with waivers and modifications that include the
request to increase the height of townhouses from 35 feet to 50 feet. The Property is located on the
north and south sides of Heathcote Boulevard, between Old Carolina Road and James Madison
Highway (Route 15), and Heathcote Boulevard divides the proposed development into two Land Bays
(Land Bay A and Land Bay B). The parcels are identified on the county map as GPINs 7398-03-1006,
7298-92-7724,7298-92-6718, 7298-92-6903, and 7298-92-6842. The zoning of Land Bay A north of the
Heathcote BLVD is B-1, General Business, with designated MU-3, Mixed Use neighborhood with a
Transect 3 on Comprehensive Plan that recommends a density range of 4-12 dwelling units/acre and
the zoning of Land Bay B on south of the Heathcote BLVD is B-1, General Business and A-1,
Agricultural( GPIN7298-92-6718) with MU-4, Mixed-Use Community and MU-3, Mixed Use
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Neighborhood ( GPIN 7298-92-6903) with a Transect 4 that recommends a density range of 8-24
dwelling units/acre in the Comprehensive Plan. The Property is in the Haymarket Activity Center, a
portion of the Property on Land Bay A is within the Environmental Resource Protection Overlay,
Airport Safety Overlay District, 100-year Flood Hazard Overlay, and 500-year Flood Hazard Overlay.

The staff recommends that the Planning Commission recommend approval of the Rezoning
#REZ2024-00030, Heathcote Marketplace Residential, subject to the proffer dated February 4, 2026.

BACKGROUND

A. Request: This is a request to rezone +24.50 acres from A-1 Agricultural and B-1, General
Business, to PMR, Planned Mixed Residential, to allow for the development of a maximum of
232 (two hundred thirty-two) townhouse units between Land Bay A and B, with associated
waivers and height modification to increase the height of townhouses from 35 feet to 50 feet.

Uses/Features Existing Proposed with Rezoning
Zoning A-1, Agricultural, B-1, General Business PMR, Planned Mixed Residential
Use(s) Full cover tree on Land Bay A and Land Planned for the residential

Bay B, including existing houses development of one type of house.
232 townhouses of different sizes
Uses/Features Required in PMR, Planned Mixed Proposed with PMR, Planned

Residential District

Mixed Residential Development

Rezoning Area

Minimum 10 acres for PMR

Land Bay A: £14.80 acres
Land Bay B: £9.70 acres
(Total: +24.50 acres)

Residential Unit
Type

PMR: 2-unit types for area above 10 acres

One type of house (townhouses)

Target Density

Land Bay A and a part of Land Bay B: MU-

3, Mixed-Use Neighborhood, (4 - 12

dwelling units per acre)

Land Bay B: MU-4, Mixed Use Community,
(8-24 Dwelling units per acre)

Density of Land Bay A:x7.56 du/acre

Density of Land, Bay B:t£14.1du/acre
Average density: +9.4

Target Building

MU-3: T-3 = 3 to 5 stories

Waived for: Townhouse from 35’ to

Height MU-4: T-4: 4-8 stories 50
Townhouse: 35
Open Space MU-3: 30% of the site Land Bay A, MU-3: 40%, including

Mu-4: 20% of the site
PMR zoning: 30% of the site

the existing ERPA
Land Bay B, Mu-4: 25%
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Parking Space Land Bay A: 264 spaces required Land Bay A: 264 spaces

Land Bay B: 308 spaces required Land Bay B: 308 spaces
Total provided space: 572 spaces

B. Site Location: The proposed development is located on the north and south sides of Heathcote

Boulevard, between Old Carolina Road and James Madison Highway (Route 15), and
Heathcote Boulevard divides the proposed development into two parts (Land Bay A and Land
Bay B). The parcels are identified on the county map as GPINs 7398-03-1006, 7298-92-7724,
7298-92-6718, 7298-92-6903, and 7298-92-6842.

Comprehensive Plan: The zoning of Land Bay A on north of the Heathcote BLVD is B-1, General
Business, with designated MU-3, Mixed Use neighborhood with a Transect 3 on
Comprehensive Plan that recommends a density range of 4-12 dwelling units/acre and the
zoning of Land Bay B on south of the Heathcote BLVD is B-1, General Business and A-1,
Agricultural ( GPIN7298-92-6718) with Mu-3, Mixed Use Neighborhood and MU-4, Mixed-Use
Community with a Transect 4 that recommends a density range of 8-24 dwelling units/acre in

the Comprehensive Plan. The Property is in the Haymarket Activity Center, a portion of the

Property on Land Bay A is within the Environmental Resource Protection Overlay, Airport
Safety Overlay District, 100-year Flood Hazard Overlay, 500-year Flood Hazard Overlay, and
Dam Inundation Zone.

. Zoning: The subject site is currently zoned B-1, General Business, and A-1, Agricultural. The
zoning of GPIN 7298-92-6718, with 1.4 acres on Land Bay B, is A-1, Agricultural.

Surrounding Land Uses: The main part of the site is currently zoned B-1, General Business,
and a £1.47-acre portion of the Property with GPIN of 7298-92-6718 is zoned A-1, Agricultural.
The current land use of the area is vacant, covered with trees, and includes existing single-

family detached homes. The Heathcote commercial development is west of the proposed
residential development, and the watershed of Bull Run is located north of Land Bay A. The
zoning of the surrounding site is B-1, General Business; A-1, Agricultural, PBD, Planned
Business District (Mixed Nonresidential), PMD, Planned Mixed District (Residential and
Nonresidential), R-6, and R-4, Residential Neighborhood zoned with existing buildings,
woodland, and vacant Property.
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Direction Existing Land Use Long-Range Land Zoning
Use
North Land Bay A: existing residential RN-3, Residential | Land Bay A: R-6, Suburban

area after Protect Open Space Neighborhood Residential
Land Bay B: Heathcote Boulevard Land Bay B: B-1, General

Business and A-1,

Agricultural

South Land Bay A: Heathcote Boulevard Land Bay A: N/A Land Bay A: N/A

Land Bay B: Existing Single-family | Land Bay B: MU-3, | Land Bay B: A-1, Agricultural

detached houses Mixed-Use
Neighborhood
Old Carolina Road N/A N/A
West Proposed commercial Land Bay A: MU-3 B-1, General Business
development area Land Bay B: MU-3
and MU-4

Background & Context: The Applicant Haymarket Real Estate Investment, LLC, is the contract
purchaser of the subject Property, which encompasses +24.50 acres. The area was approved
on the REZ1988-0081 for commercial development and has a history of Proffer Amendment
of PLN2004-00400. This subject-rezoning request - change the commercial land use to
residential- will allow for the development of the Property, which is currently vacant and
contains an existing single-family detached that will be demolished as part of the proposed
development. The adjacent area of the proposed rezoning started construction for
commercial development (Heathcote Marketplace Commercial). The application was
scheduled for the Planning Commission on January 28.2026, but it was canceled out of an
abundance of caution due to weather conditions and rescheduled for February 25, 2026, and
the Applicant was instructed to update the application with minor edits.

As proposed, the rezoning to PMR will enable the development of a maximum of 232
residential dwelling units. The rezoning will allow the land entitlement to deliver a planned
mixed residential type of community, with compatible housing, quality design features, onsite
amenities, and an affordable housing component, which is becoming increasingly more
important in the County.

STAFF RECOMMENDATION

Staff recommends approval of Rezoning #REZ2024-00030, Heathcote Marketplace Residential, subject
to the proffer dated February 4, 2026, for the following reasons:

e The proposed rezoning to PMR, Planned Mixed Residential, as proffered, is consistent with
and directly implements the MU-3 and MU-4 land use designations in the Comprehensive Plan
and adjacent Properties.
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e The proposalincludes a residential development product and overall density that is consistent
with the intent of the Long-Range Land Use Policy.

e As proffered, this subject proposal will allow for the development of the Property as a cohesive
residential community with quality design and onsite amenities, which, in a well-conceived
plan, aims to provide a thoughtfully designed community with modern amenities and a high
standard of living.

e The proposed development supports Housing policy #2: Promote diverse mixed-income
housing communities throughout the County that address the demand for additional housing
and the demand for affordable housing to meet the needs of residents at all income levels
throughout all stages of life. The Applicant proffers to provide equal 10% (21 units) of
affordable housing.

e The proposal is in alignment with the County's 2025-2028 Strategic Plan’s Goal 8 -Smart
Growth and Goal 2- Environment (Objective SG-1 and SG-2, EG-2 and EG-4):

Promote a high-quality architectural design with a sustainable community with a variety of
housing types, densities, and affordability to ensure a safe and livable environment for all
residents, and enhance and expand public parks, trails, and green spaces to improve
accessibility.

Comprehensive Plan Consistency Analysis

Long-Range Land Use Plan: MU-3, MU-4, and Mixed-use centers include residential and commercial
uses planned and developed comprehensively, coordinately, and arranged in pedestrian-friendly
blocks. These mixed-use centers are locations for neighborhood residential, community commercial,
entertainment destinations, and public facilities directly accessible to surrounding neighborhoods
through multimodal connections. Mixed-use communities are envisioned to create a sense of place
within a wide variety of context-sensitive place types focused on a spectrum of intensity ranging from
a hamlet to an urban town center. Mixed-use integration can be vertical or horizontal, with a
preference for vertical mixed-use in transects T-4 through T-6. Community mixed-use centers are
encouraged to include workforce housing and/or be connected to existing or proposed bus transit to
nearby destinations, including any nearby rail transit. The long-range land use of the proposed
developmentin the north is MU-3, and the long-range land use of the Property to the south of the site
is MU-4.

Level of Service (LOS): This rezoning proposal is subject to the proffer legislation, Virginia Code Section
15.2-2303.4. Pursuant to Virginia 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. Under Section 15.2-2303.4(D)(1), “An Applicant or owner may, at the time of filing
an application pursuant to this section or during the development review process, submit any onsite
or offsite proffer that the owner and Applicant deem reasonable and appropriate, as conclusively
evidenced by the signed proffers.”
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A Land Use Impact Analysis Report, prepared by Virginia Proffer Solutions, LLC, dated February 24,
2024, was submitted by Buchanan Partners. The LOS impacts related to this subject rezoning request
would be mitigated by the monetary proffers provided by the Applicant, pursuant to the Proffer
Statement, dated December 19, 2025, as follows:

Water Quality $75.00 per acre +24.50 acres $1,837.50
Omni Ride One-time $10,000 cash $10,000 $ 10,000
contribution
TOTAL $11,837,50

Community Input Check

Notice of the rezoning application has been transmitted to Property owners within 500 feet of the site.
Regarding community outreach and communication efforts, the Applicant should engage with the
adjacent area to address any clarifications about the proposed development.

As of the date of the staff report, the Planning Office had received a phone call from one of the
residents regarding this proposal, who expressed concerns about density, schools, sign installation,

and the development of the units.

Other Jurisdiction Comments

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

Legal Issues

If the rezoning request is approved, the +24.50-acre site could be developed as a planned mixed
residential community, as proffered, through the PMR zoning district. If the proposal is denied, the
site can still be utilized through the by-right uses in the B-1, General Business, and A-1, Agricultural.
Legal issues resulting from the Planning Commission’s action are appropriately addressed by the
County Attorney's Office.

Timin
The Planning Commission has until May 26, 2026, which is 90 days from the first public hearing date,

to act on the rezoning request. A recommendation to approve or deny the request would meet the
90-day requirement.
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Kobra Babei | (703) 792-4084
KBabaei@pwcgov.org

ATTACHMENTS

Staff Analysis

MZP Plan

Design Guidelines

Development Impact Statement on School
Historical Commission Resolution
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Part . 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 Il of this report.

Comprehensive Plan Sections Plan Consistency
Long-Range Land Use Yes
Community Design Yes
Cultural Resources Yes
Environmental No
Fire & Rescue Yes
Housing Yes
Parks, Open Space, and Trails Yes
Police Yes
Potable Water Yes
Sanitary Sewer Yes
Schools Yes
Transportation Yes
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Part Il. Comprehensive Plan Consistency Analysis

The following tables summarize the area characteristics (see maps below):

Direction Existing Land Use Long-Range Future Land Use
North Land Bay A: Existing Single-family detached house | RN-3, Residential Neighborhood after
Protected Open Space
Land Bay B: Heathcote Boulevard

N/A

South Land Bay A: Heathcote Boulevard N/A
Land Bay B: Existing Single-family detached houses MU-3: Mixed Use- Neighborhood

East Old Carolina Road N/A
West Land Bay A: Under construction for Commercial MU-3: Mixed Use- Neighborhood

Development

Land Bay B: Under construction for commercial
development

MU-4: Mixed Use - Community
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Direction Existing Land Use Zoning

North Land Bay A: Existing Single-family detached house R-6, Residential
Neighborhood after
Protected Open Space

Land Bay B: Heathcote Boulevard N/A
South Land Bay A: Heathcote Boulevard N/A
Land Bay B: Existing Single-family detached A-1, Agricultural
houses
East Old Carolina Road N/A
West Land Bay A: Under construction for Commercial
Development B-1, General Business

Land Bay B: Under construction for commercial
development
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Long-Range Land Use Plan Analysis

Through wise land use planning, the County ensures that landowners are provided with a reasonable
use of their land while the County can 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
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of land use that encourages fiscally sound development and achieves a high-quality living
environment; promotes distinct centers of commerce and centers of community; complements and
respects our cultural and natural resources, and preserves historic landscapes and site-specific
cultural resources; provides adequate recreational, park, open space and trail amenities that
contribute to a high quality of life for county residents; and revitalizes, protects, and preserves existing
neighborhoods.

The project site and surrounding area are in the long-range land use designation MU-3, Mixed Use
Neighborhood and MU-4, Mixed Use Community. Mixed-use live-work centers include both
residential and commercial uses arranged in a pedestrian-friendly form.

These centers are locations for community commercials, entertainment destinations, and public
facilities directly accessible to surrounding neighborhoods. Streets are interconnected and serve cars,
cyclists, and pedestrians. Mixed-use centers should be connected by bus transit to nearby
destinations and to the nearest rail transit. Affordable and workforce housing is encouraged
Countywide.

Land Use Mix Analysis

Within the MU-3 and MU-4 land use designation, single-family attached, single-family detached, and
multi-family housing, retail, office, and retail service are the prescribed primary uses. The targeted
residential density for residential developments with the T-3 density transect is 4 to 12 dwelling units
per acre, and in MU-4 is 8-24 dwelling units per acre. The minimum recommended open space is 30%
of the site in MU-3 and 20% in MU-3. The targeted mix of land uses in MU-3 and MU-4 areas, as a
whole, is as follows:

Category MU-3(Land Bay A) Provided MU-4(Land Bay B) | Provided
Residential 50%-85% 100% residential 30%-60% 100%
* Non-Residential 10%-45% *0% 30%-60% *0%
Civic 5% 0% +10% 0%
Minimum Open 30% 40% including ERPA 20% 25%
Space

* A portion of the subject Property is adjacent to land that has received prior approval for commercial
development through a Special Use Permit (SUP). That commercial portion is currently under
construction and is entitled for non-residential uses consistent with the approved SUP and applicable
zoning standards.

The Applicant’s current request applies only to the remaining portion of the site, which is proposed to
be developed exclusively for residential use. While the proposed residential area is adjacent to the
approved commercial development, the two areas function as separate development components,
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each governed by its respective entitlements and approvals. The approved commercial development
will remain unchanged and is not affected by the proposed rezoning.

Staff finds that the proposed rezoning is compatible with existing and approved development in the
vicinity, including the adjacent commercial development under construction. The request is consistent
with the Comprehensive Plan’s land use recommendations and supports orderly development by
allowing residential uses in proximity to commercial services.
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The proposal is to rezone the +24.50-acre project area to PMR, Planning Mixed Residential, to allow
for the residential development with a maximum of 232 dwelling townhouse units of different sizes.

As currently proposed, the density in Land Bay A is +7.56 dwelling units per acre and in Land Bay B is
+14.1 dwelling units per acre, which is within the suggested MU-3 and MU-4 density range.

Mired-use centers include both residential and comenercial uses planned and developed in a comprehensive, coordinated manner and arranged ina
pedestrian-friendly blocks, These mined use centers are lcations for nesghbarhood, community cemmencial, entertainment destinations, and public facilites
directly accessible to surrounding neighborhaods through multimadal connections, Mixed-use comemunities are emdsioned 1o treate a sense of place within a

weide variety of context sensitive place types fotused on spectrum of intensity ranging from a hamilet 1o urban town center. Mived-use integration can be vertica
ar horizantal with preference 1o vertical mixed-use in transects 4-4 and shouwld be connected by bus transit to nearby destinations and te the nearest rail transit

The percent of Target land use mix i caloulated within an entire contiguaus MU district. Afferdable and workforoe hausing is encouraged Countywide,
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Zoning District
Designation

Intended Uses

PMR, Planned Mixed
Residential

The PMR District is intended to implement the general purpose, intent, goals,
objectives, policies, and action strategies of the Comprehensive Plan by
promoting residential development consistent with the suburban residential low,
suburban residential medium, suburban residential high, and community
employment center land use classifications of the Comprehensive Plan in
planned developments. The PMR District is designed to permit and encourage the
establishment of communities of varied housing types in planned developments
of ten or more contiguous acres, incorporating appropriate publicc community,
and supportive commercial and employment services. This district is intended to
provide flexibility and the opportunity for specialized application of planning
principles. Within PMR development, all public services and utilities, parks, open
spaces, transportation network, and housing types shall be planned and located
in such a mix and fashion as to harmonize with natural features of the Property,
the overall planned development, and surrounding uses.

Environmental
Resource Protection
Overlay (ERPO)
(The Bull Run River is
located north of the

Land Bay A)

The North side of Land Bay A is located within the Environmental Resource
Protection Overlay (ERPO).

The purpose of the Environmental Resource Protection Overlay is to maintain
natural spaces, provide a safe environment for residents, control the safety of
houses, keep the surface water clean, preserve habitats of wild animals, maintain
slope and soil stability, and maintain open spaces between buildings.

Land Use Special
Planning Areas
(Haymarket Activity
Center)

The study area consists of approximately 450 (+/-) acres located near the I-66
and Route 15/ James Madison Highway interchange in northern Prince William
County. Interstate 66 bisects this Activity Center (north and south). This Activity
Center is generally bounded by the Dominion Valley and Stoney Branch Crossing
subdivisions in the north and the Villages of Piedmont and conservation area in
the south, the Town of Haymarket in the east, and the Heflin Farm and Antioch
Road in the west.

Land Use Special Planning Areas (Haymarket Activity Center)

v' Create an identifiable employment and commercial node for the Haymarket area that will be
supported by multimodal connections and diverse housing options.
v' Heathcote Health Center is a major regional employment anchor in this Activity Center:

e Mixed Use (MU), T-4, allows for higher-intensity mixed-use development with
housing, office, and retail uses around the VDOT Commuter lot to serve the
surrounding communities.

e Mixed Use (MU), T-3, areas will integrate housing, office, and retail uses that serve
the hospital and surrounding communities. These areas also provide a transition
between higher-intensity hospital campus uses and the surrounding rural
communities.
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Haymarket Activity Center Vision:

The following are applicable Land Use Policies from the Comprehensive Plan:

1.

Haymarket Land Use (HALU) POLICY 1: Encourage mixed-use development that integrates
neighborhood-serving commercial uses and diverse housing options, particularly close to
employment centers.

HAYMARKET ACTIVITY CENTER HOUSING POLICY 1: Encourage a range of housing options,

including small-lot single-family detached, single-family attached, and multifamily.

HAYMARKET ACTIVITY CENTER MOBILITY POLICY 1: Create a walkable, bikeable, multimodal

area that links seamlessly to the historic core of Haymarket and the surrounding residential
neighborhoods.
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Figure 29: Haoymarket Activity Center

Proposed Land Use: PMR zoning is a supported zone within the MU-3 and MU-4 long-range land use

designation.
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Proposal’s Strengths

e Zoning Consistency: The Property is designated (MU-3), Mixed-Use, Neighborhood, and MU-4,
Mixed Use Community, in the Comprehensive Plan, and is zoned PMR, Planned Mixed
Residential. As stated in the Zoning Ordinance, the PMR, Planned Mixed Residential, is
generally intended to provide residential areas with mixed types of houses on the scale of
community and neighborhood-scale.

e Use & Density: The proposal’s residential density in both Land Bays aligns with the targeted
uses for both the long-range land use designation and the zoning.

Proposal’'s Weaknesses

e None identified.

Consistency Recommendation -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
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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.

The subject Property is located within the Haymarket Activity Center. The Applicant has proffered that
the buildings will be constructed with compatible and incorporated design features to create a unified
architectural theme. Additionally, the Applicant will adhere to regulations in the Zoning Ordinance
governing all signage on the site.

Review of the proposed development
The proposed development contains residential development on the two Land Bays. Land Bay A is

located on the north side of Heathcote Road, and Land Bay B is located on the south side of Heathcote
Road. The following is an analysis of every Land Bay:

Land Bay A:
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Acreage *Units Density | Open Space | Parking Amenities
Space
Land Bay A 112 7.56 +40%*included 264 e Playground
+14.80 | townhouses ERPA area . Dog Park
with 20" & ) Pocket Park
22'width ) Trail
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Acreage *Units Density | Open Space | Parking Amenities
Space
Land Bay B 137 14.10 +25% 308 |» Playground
19.70 townhouses s Community
with 16',20’, Green
& 22'width e Pocket Park

*The proposed development includes a total of 232 residential units, distributed between Land Bay A
and Land Bay B. The Applicant proposes maximum percentage limits on unit widths within each land
bay to regulate scale, compatibility, and visual rhythm of the development. While the exact number
and distribution of units within each land Bay may change during final plan review, the total number
of residential units within the proposed development, as proffered, shall not exceed 232 units. The
number of units shall not exceed more than 112 in Land Bay A, and 137 units in Land Bay B. and the
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calculation of density considers the maximum units in each Land Bay. Based on the Design Guideline
provided on February 3, 2026, the number of units in Land Bay Ais 110, and in Land Bay B is 122 units.

The chart below shows the distribution of units between land Bays based on notes on MZP:

70%

60%

50%

40%

30%

20%

10%

0%

Residential Development

16' 20' 22
ELand BayA mlandBayB
Land Bay 16' Units (Max %) || 20' Units (Max %) || 22' Units (Max %)
Land Bay A 10% 60% 30%
Land Bay B 40% 50% 10%

Land Bay A is intended to reflect a larger-scale residential character, with wider units, and Land Bay B

will contain more 16’ buildings and fewer 22 units.

Proposal’s Strengths

Site Development and architectural styling: The site will be developed in substantial
conformance with the design concepts and details outlined in the Design Guidelines. Within PMR
development, all public services and utilities, parks, open spaces, transportation networks, and
housing types shall be planned and located in such a mix and fashion as to harmonize with the natural
features of the Property, the overall planned development, and the surrounding uses. (Haymarket
Land Use Policy: Mixed-use development will create the unified area through streetscape
enhancements such as lighting, street furniture, and consistent tree canopies to establish a sense of

place.)
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e Sustainability: The Applicant proffers to provide sustainability measures to meet the Energy
Star Qualified Homes, EV charger device in the garage, provide on-energy efficiency, and any
options for the purchase of Renewable Energy Certificates.

e Pedestrian-friendly plan: The created walkable and bikeable area will shape the in-site and
out-site connectivity with the adjacent area and will expand the access to environmental and
open space resources along Little Bull Run to serve as community amenities. (Haymarket
Mobility Policy: Expand access to environmental and open space resources along Little Bull
Run and within the Leopold Reserve to preserve ecological resources and better enable these
resources to serve as community amenities.)

e Monument Signage: Any new monument sign on the Property shall not exceed 10 feet in
height, shall have a masonry base, and shall be planted with species native to Virginia, which
are low growth around the base.

e Homeowners Association: The Applicant proffer within 6 months of the sale of the first lot, the
Applicant shall establish an association or multiple associations for the Property to own,
operate, and maintain open space, common areas, private roads, trails, sidewalks, signage,
other recreation or common facilities (as applicable), street trees and, if appropriate,
stormwater management/BMP Facilities installed by the Applicant for the Property, if not
otherwise maintained by the County, in accordance with adopted County policies. The HOA
shall also enforce the design criteria outlined in the Design Guidelines.

Proposal’'s Weaknesses

e Request to waive the PMR development standards: In numerous circumstances, the Applicant

proposes to waive the PMR development standards. All the townhouses have a reduction in
setbacks, building footprints, and rows of townhouses, along with a request to increase the
height from 35 feet to 50 feet. Furthermore, the uneven distribution of unit sizes serves to
densify Land Bay B, which contains a higher concentration of 16-foot units. Combining these
waivers results in a narrow and vertically building form. This imbalance creates a massing
condition that is not consistent with the established character of the surrounding townhouses
development, which generally reflects wider units, lower height, and greater separation
between buildings. Staff cannot support the increase in height, since the adjacent Properties
and pending developments follow the 35'.
The substantial reduction in the rear setback is a possible lack of Fire Department access to
the rear of the Properties, which will be addressed at the time of site plan review. The
Applicant should review the final site plan with the Fire Department in terms of all building
reductions and height standards.

Consistency Recommendation:
e Staff recommends that this application is consistent with the relevant components of the
Community Design Plan.
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Cultural Resources Plan Analysis

Prince William County promotes the identification, evaluation, and protection of cultural resource
sites throughout the County, as well as the tourism opportunities these sites present. The Cultural
Resources Plan recommends identifying, preserving, and protecting Prince William County's
significant historical, archaeological, architectural, and other cultural resources - including those
significant to the County's minority communities - for the benefit of all of the County's citizens and
visitors. To facilitate the identification and protection of known significant properties that have
cultural resource values worthy of preservation, the land use classification County Registered Historic
Site (CRHS) is used in the Comprehensive Plan. The Plan includes areas of potentially significant
known but ill-defined or suspected prehistoric 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.

There are no archaeological and architectural sites or graves recorded in the project area. The
County’s Historical Commission reviewed this request at its June 11, 2024, meeting and recommended
a Phase | study and Metal Detector Survey, and if warranted, a Phase Il evaluation and Phase Ill data
recovery study. Artifacts are to be donated to and curated by the County. The Historical Commission’s
Resolution No. 24-039 for this SUP is attached to the end of this report. The County Archaeologist
concurs with this finding.

Proposal’s Strengths

e None identified

Proposal’'s Weaknesses

e None identified.

Consistency Recommendation

Staff recommends that this application is 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 the mountain
crest. Sound environmental protection strategies will allow the natural environment to co-exist with
avibrant, growing economy. The Environment Plan sets out policies and action strategies that further
the County's goal of preserving, protecting, and enhancing significant environmental resources and
features. The Plan includes recommendations relating to the incorporation of environmentally
sensitive development techniques, improvement of air quality, identification of problematic soil
issues, preservation of native vegetation, enhancement of surface and groundwater quality,
limitations on impervious surfaces, and the protection of significant viewsheds.
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An Environmental Constraints Analysis (ECA) was provided with this application. Wetlands and
resource protection areas (RPA) have been field verified and are shown on the ECA. As noted on the
ECA, areas designated as RPA will remain undisturbed open space, except for allowing outfalls, roads,
or utility crossings.

The subject site includes a portion of the Property on Land Bay A, which is within the Environmental
Resource Protection Overlay, 100-year Flood Hazard Overlay, 500-year Flood Hazard Overlay, and
Dam Inundation Zone with a designated pond, and the Applicant confirmed that the “pond” will be a
BMP feature with a potential wall with landscaping added. The RPA area will be looked into for
conservation easements to protect it from future disturbances.

The 100-foot buffer area along Little Bull Run could better protect the waterway. This area is an
important feature in protecting water quality, biological diversity, and overall beauty in the county.
There is a 100-foot buffer requirement adjacent to perennial streams for the RPA. Adjust the buffer
area in Land Bay A along the northern boundary to increase the width. Avoid disturbances from up-
slope areas to mitigate erosion and sediment issues in the perennial stream. (DES-Policy 12.1 and
12.3,Z032-504.05.2e and 741.02, DCSM 740.03.5, 740.03.5 and EN-Policy 10.2)

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 (+24.50 acres) for water quality monitoring, drainage improvements,
and/or stream restoration projects. The said contribution shall be made prior to and as a condition
of final site plan approval, with the amount to be based on the site acreage.

Proposal’s Strengths

e Tree Preservation Areas: The Applicant proffers to provide physical protection for the
conservation of tree areas by proposed techniques as explained in proffer 9. In addition, the
Applicant proffers to include a commitment to review planting with the County Arborist at the
site plan (Proffer 8).

Proposal’'s Weaknesses

e Waivers and modifications: The Applicant requests multiple waivers and modifications related
to buffering, landscaping, tree canopy, and environmental protection standards. While the
proposed development includes design guidelines and consolidated open space areas, staff
have identified the potential weaknesses associated with the requested deviations from the
Zoning Ordinance and the Design and Construction Standards Manual (DCSM).

The requested reductions in buffer widths, elimination of internal buffers, waivers of required
landscaped areas, and modifications to tree planting standards substantially reduce multiple
layers of environmental protection. While flexibility is proposed through design guidelines and
consolidated open space areas, staff find that the cumulative effect of these waivers
undermines the environmental performance objectives of the Zoning Ordinance and DCSM.
The details are in the section on waiver and modification of the staff report.
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o Insufficient in buffering and landscaping: Land Bay A - buffer C needs to be 30 feet wide, not
the 20 feet shown; buffer A needs to be 50 feet wide, not the 30 feet shown. Land Bay B -
buffer C needs to be 30 feet wide, not the 20 feet shown. Buffer B needs to be 30 feet wide,
not the 25-foot shown. The indicated provides the 75000 plant units on the south of the BMP,
is lack of the details and clarification. Staff recommends trees and shrubs, not grass and
perennials.

Consistency Recommendation

Staff recommends that this application is inconsistent with the relevant components of the
Environment Plan.

Fire and Rescue Plan Analysis

Quality fire and rescue services provide a measure of security and safety that both residents and
businesses have come to expect from the County. The Fire and Rescue Plan sets out policies and
action strategies that further the County's goal of protecting lives, Property, and the environment
through timely, professional, humanitarian services essential to the health, safety, and well-being of
the community. The Plan includes recommendations relating to siting criteria, appropriate levels of
service, and land use compatibility for fire and rescue facilities. The Plan also includes
recommendations to supplement response time and reduce risk of injury or death to County
residents, establishment of educational programs, such as cardio-pulmonary resuscitation (CPR)
training, automatic external defibrillators (AED), and encourage installation of additional fire
protection systems - such as sprinklers, smoke detectors, and other architectural modifications.

Fire/Rescue Station #4 is the first due fire/rescue resource for the subject Property. The site is inside
the required 4.0-minute travel time for Basic Life Support and Fire, and within the required 8.0-minute
travel time for Advanced Life Support. In FY 2025, Fire/Rescue Station 4 responded to 4380 incidents,
with a workload capacity of 6,000 incidents.

Proposal’'s Strengths

e 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 services.

e Inside of 8.0-Minute Travel Time: The site is located within the required 8.0-minute travel time
for advanced life support services.

Proposal’'s Weaknesses

e There are areas where there is a possible lack of fire department access to the rear of the
properties, which will be addressed at the time of site plan review. Following the concern of
the fire department, the Applicant should have a coordination with them to review the final
plan.
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Consistency Recommendation: Staff recommends that this application be consistent with the
relevant components of the Fire and Rescue Plan.

Housing Plan Analysis

Prince William County is committed to clean, safe, and attractive neighborhoods for all its residents
and to the elimination of neighborhood light 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 Comprehensive Plan has the following Housing Policy #2:

Promote diverse mixed-income housing communities throughout the County that address the demand for
additional housing, the demand for a variety of housing, and the demand for affordable housing to meet
the needs of residents at all income levels throughout all stages of life.

Since there are now adopted policies for housing affordability in the County, an affordability
component should be considered at some level for this project. The Applicant has directly addressed
this through a commitment to deliver affordable housing as follows and as proffered:

e Affordable Housing: The Applicant proffered (Proffer 4) to provide an Affordable Dwelling Unit
("ADU")
and Workforce Dwelling Units ("WDU") equal to 10% of the market rate units. Such units shall
be made available to households earning up to 80%, 100%, and 120% of the Area Median
Income (“AMI") determined by the United States Department of Housing and Urban
Development (“HUD") for the Washington-Arlington-Alexandria, DC-VA-MD HUD Metro FMR
Area.

Proposal’s Strengths

e Commitment to Affordable Dwelling Units: As proffered, the Applicant shall provide
Affordable Dwelling Units (“ADU") and Workforce Dwelling Units (“WDU") equal to 10% of the
market rate units. Such units shall be made available to households earning up to 80%, 100%,
and 120% of the Area Median Income (AMI).

e Monetary Contribution: Should any of the affordable units - ADU or WDU-to be sold pursuant
to this proffer during the initial six (6) month marketing period remain unsold after the
expiration of the marketing period, the Applicant shall make a monetary contribution of 50%
of the difference in price between the market rate sales price to the Prince William Board of
County Supervisors to be deposited into the Prince William County Affordable Housing Fund.

Proposal’'s Weaknesses

#REZ2024-00030 | Page 27



Rezoning #REZ2024-00030, Heathcote Marketplace Residential
February 25, 2026
Page 28

e None identified.

Consistency Recommendation

e Staff recommend that this application is consistent with the relevant components of the
Housing Plan.

Parks, Open Space, and Trails Plan Analysis

The quality of life for residents of Prince William County is linked closely to the development and
management of a well-maintained system of parks, trails, and open space. Prince William County
contains a diversity of parks, open spaces, 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 parklands 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 plan and implement a comprehensive countywide network of
trails.

The Department of Parks and Recreation (DPR) has reviewed a copy of 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 Prince William County Comprehensive Plan (adopted March 10,
2020) and park goals identified in the DRPT Parks, Recreation and Open Space Master Plan (adopted
October 6, 2020).

Proffer #15: On-Site Amenity: The Applicant shall provide an on-site amenity package in both Land
Bays that includes, at a minimum, the following amenities, as shown in the Design Guideline and MZP:

a. A Community Green park area containing a minimum of 10,000 sq. ft. and a bicycle rack on
the Land Bay B.

b. Two playgrounds, designed for ages 2 to 12, at a minimum of 1,500 sq. ft. each in both Land
Bays.

c. Two (2) pocket parks that are a minimum of 1,200 sq. ft. each and include seating or other
community gathering/social features, in both Land Bays.

d. A natural surface walking trail along Little Bull Run as generally shown on the MZP and in the
Design Guidelines in Land Bay A; and

e. Adog park area of a minimum of 6,500 sq. ft in Land Bay A.
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Said amenities are generally described in the Design Guidelines and shall be located and constructed

prior to the final building permit for the section in which they are located and shall be shown on each
respective final site plan.

Proposal’s Strengths

e On-site Community & Recreational Amenities: As proffered, the Applicant shall provide an on-
site amenity package, as depicted in the Design Guideline, that includes the above-listed.

e Trail Network: The Applicant, as shown on the GDP, is providing a trail network that circulates
around the western and eastern perimeter of the Property and utilizes the protected open
space area with several alignment options.

Proposal Weaknesses

e None identified.

Consistency Recommendation

e Staff recommend that this application is consistent with the relevant components of the Parks,
Recreation, and Open Space components of the Comprehensive Plan.

Police Plan Analysis

Residents and businesses expect a high level of police service for their community. This service
increases the sense of safety and protects community investments. The Police Plan is designed to
promote Prince William County's public safety strategic goal to continue to be a safe community,
reduce criminal activity, and prevent personal injury and loss of life and Property, as well as to ensure
effective and timely responses throughout the County. This Plan encourages funding and locating
future police facilities to maximize public accessibility and police visibility, as well as to permit effective,
timely response to citizen needs and concerns. The Plan recommends educational initiatives, such as
Neighborhood and Business Watch, and Crime Prevention through Environmental Design (CPTED),
which encourages new development to be designed in a way that enhances crime prevention. The
Plan also encourages effective and reliable public safety communications linking emergency
responders in the field with the Public Safety Communications Center.

At this time, the Police Department does not believe this application will have a significant impact on
calls for service. The Applicant should coordinate with the Police Department as the site develops,
and apply the various Crime Prevention Through Environmental Design (CPTED) principles, which can
be found at the following: http://www.pwcgov.org/government/dept/police/Pages/CPTED.aspx

The Police Plan provides general policies but does not provide policies specific to site development.

Proposal’s Strengths
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e Minimal Impacts on Levels of Service: The Police Department does not believe this application
will create significant impacts on calls for service.

Proposal’'s Weaknesses

e None identified.

Consistency Recommendation

e Staff recommend that this application is consistent with the relevant components of the Police
Plan.

Potable Water Plan Analysis

A safe, dependable drinking water source is a reasonable expectation of County residents and
businesses. The Potable Water Plan sets out policies and action strategies that further the County’s
goal of providing an economically and environmentally sound drinking water system. The Plan
includes recommendations relating to system expansion, required connections to public water, and
the use of private wells or public water.

The subject Property is within the utility service area of Prince William Water and is thereby required
to utilize public water from Prince William Water to develop. Prince William Water has an existing 16-
inch water main stub-out in the intersection of Heathcote Boulevard and Old Carolina Road. There is
also an 18-inch water main stub-out located on James Madison Highway. The developer will be
required to provide a looped water supply with a minimum 12-inch water main by connecting these
two existing water mains for increased reliability and water quality. All connections to the public water
system shall be in accordance with the Service Authority's Utility Standards Manual (USM), County and
State requirements and restrictions.

Depending on the final configuration of any proposed onsite water mains, additional water main
extensions may be required by Prince William Water to provide adequate fire protection or satisfy
water quality requirements. The Applicant shall plan, design, and construct all onsite and offsite water
utility improvements necessary to develop/utilize the subject Property and satisfy requirements in
accordance with all applicable Prince William Water, County, and State requirements, standards, and
regulations.

Proposal’'s Strengths

e Water Connection & Service: As proffered, the Applicant shall plan, design, and construct all
onsite and offsite public water utility improvements required to provide the water service
demand generated by the development.

Proposal’'s Weaknesses

e None identified.
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Consistency Recommendation

e Staff recommend that this application is 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
protection. 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.

The subject Property is within the utility service area of Prince William Water and is thereby required
to utilize public sewer from Prince William Water to develop.

Public sewer is not available at the site. Prince William Water has an existing 21-inch gravity main
located on the adjacent GPIN 7598-03-1056, with availability of capacity determined in conjunction
with plan submission. All connections to the public sewer system shall be in accordance with Prince
William Water's Utility Standards Manual (USM) requirements and restrictions.

Depending on the final configuration of any proposed on-site water mains, additional water main
extensions may be required by Prince William Water to provide adequate fire protection or satisfy
water quality requirements.

The Applicant shall plan, design, and construct all onsite and offsite sanitary sewer utility
improvements necessary to develop the Property and satisfy all requirements in accordance with all
applicable Prince William Water, County, and State requirements, standards, and regulations.

The Sanitary Sewer Plan provides general policies centering around promoting and supporting sewer
connections, but does not provide policies applicable to site conditions and septic systems.

Proposal’s Strengths

e Sewer Connection & Service: As proffered, the Applicant shall plan, design, and construct all
onsite and offsite public sewer utility improvements required to provide the water service
demand generated by the development.

Proposal’'s Weaknesses

e None identified.

Consistency Recommendation

e Staff recommend that this application is consistent with the relevant components of the sewer
Plan.
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Schools Plan Analysis

A high-quality education system serves not only the students and their families but also the entire
community by attracting employers who value educational opportunities for their employees. The
School 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, siting criteria, compatible uses, and community use of school facilities.

This entire document is attached at the end of this report. For reference purposes, the student
generation and enrollment capacity information are below.
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LAUNCHING THRIVING FUTURES

Residential Development Impact Statement
Data current as of 10-01-2025

Date February 5, 2026 VEREEEINE N Gainesville

(=T R T [S  REZ2024-00030

Case Name Heathcote Marketplace Residential — Fourth Submission

Description of Proposed Rezoning

e Staff delivered the development impact statement for the applicant’s second submission on
June 11, 2025. That impact statement evaluated a proposed rezoning of £24.51 acres to
allow for the development of 232 single-family attached dwelling units.

e The fourth submission does not change the proposed acreage, district, or total number or
type of dwelling units. An updated impact analysis with the most recent annual school data is
being provided.

e The application seeks to rezone £24.51 acres from A-1, Agricultural, and B-1, General
Business, to PMR, Planned Mixed Residential.

e |n accordance with PWCS Regulation 801-3, residential development impact statements
evaluate the impact of a proposed development on the assigned elementary, middle, and
high schools. The assigned schools affected by this application include Haymarket
Elementary School, Ronald Wilson Reagan Middle School, and Battlefield High School.

Description of Impact and Mitigation Information Included in Rezoning Application
Housing Units in Proposed Rezoning Students Yielded from Proposed Rezoning
Single-Family Detached 0 Elementary School 56

Single-Family Attached 232 Middle Schoal 27
Multifamil High School

Acceptable methods used in the developer’s impact analysis to
project students yielded from proposed rezoning.

*If ‘No’, projected student yields calculated by | Elementary | Middle High
PWCS are provided at right. 51 20 22
Developer Proposed Mitigation and Proffer Details

Rezoning application indicates monetary proffers for Schools. O Yes No

e The applicant’s Proffer Statement dated December 19, 2025, does not indicate a monetary
contribution for school purposes.

O Yes No* O N/A
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Development Impact Statement
February 5, 2026
Page 2

Current and Projected Student Enrollment and Capacity Utilization for Schools in the

Attendance Area of the Proposed Rezoning
Under the Division's 2025-26 school attendance area assignments, students generated from the Proposed

Rezoning will attend the following schools:

Available Space 2025-26 2026-27 2030-31
Assigned Schools Space Space Space
Program Pgra"'e Students [Available| Util. (%) | Students |Available| Util. (%) | Students |Available| Util. (%)
Capacity EEEP (+/-) (+-) (+/-)
rooms
Haymarket Elementary 912 3 989 77 | 1084% | 1,045 | 133 | 1146% | 1,105 | -193 | 1212%
Ronald Wilson Reagan Middle | 1,311 2 1357 | -46 | 1035% | 1,324 | -13 | 1010% | 1,243 | 68 | 94.8%
Battlefield High 2118 6 1987 | 132 | 938% | 1871 | 247 | 88.3% | 1,376 | 742 | 65.0%

Note: Capacities of schools reported do not include the temporary capacity provided by any portable classrooms present on the school site. Portable
classrooms do not add permanent capacity and are not included in the calculation of a school’s capacity or the assessment of a school being able to

adequately accommodate students.

Current and Projected Student Enrollment and Capacity Utilization for Schools in the

Attendance Area, Including Projected Student Yields from the Proposed Rezoning

Available Space 2025-26 2026-27 2030-31

Assigned Schools Space Space Space
Program Pgra"'e Students [Available| Util. (%) | Students |Available| Util. (%) | Students |Available| Util. (%)

Capacity EEEP (+-) (+-) (+/-)

rooms

Haymarket Elementary 912 3 989 77 | 1084% | 1,006 | -184 | 1202% | 1,156 | 244 | 126.8%
Ronald Wilson Reagan Middle | 1,311 2 1357 | -46 | 1035% | 1,344 | -33 | 1025% | 1,263 | 48 | 96.3%
Battlefield High 2118 6 1987 | 132 | 938% | 1,893 | 225 | 89.4% | 1,398 | 720 | 66.0%

Note: Capacities of schools reported do not include the temporary capacity provided by any portable classrooms present on the school site. Portable
classrooms do not add permanent capacity and are not included in the calculation of a school's capacity or the assessment of a school being able to

adequately accommodate students.
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Development Impact Statement
February 5, 2026
Page 3

Capital Costs Elementary Middle
School Cost $80,691,675 $93,272,573 $234,000,000
School Capacity [RHEE 1,464 1,400

Per Pupil Cost $76,849 363,711 $167,143

Project’s Impact Elementary Middle
Student yields 51
exceeding
capacity
Project's Capital  IREERENEE] 30 $0 $3,919,299
Costs

Monetary proffer contribution total of $0.00 adequately Yes[d No
mitigates the Project’s Capital Costs

51

Note: A supported method for determining appropriate proffer contributions includes calculating the per pupil capital cost by dividing the cost of
constructing a new school (e.g., elementary, middle, and high) by its student capacity. The calculated per pupil capital cost is multiplied by the
projected student yields associated with the application that exceed the respective capacities of the assigned schools.

Capital Improvement Program (CIP) Projects (projected completion)

Elementary School
Middle School
High School

Note: At this time, the capacity utilization of future schools to be constructed as part of a capital improvement program, as well as schools proximate
to them, cannot be known with certainty. The uncertainty arises from the attendance area creation for the new school and resulting modifications to

nearby schools being approved by the School Board at a later date.

Comments and Concerns

o Current and projected enrolliment at the assigned elementary school exceed 100% of
capacity before consideration of this proposal. The addition of anticipated students
generated by this proposal will further exacerbate this condition.

¢ Projected enroliment at the assigned middle school and high school indicate available space
for the anticipated students generated from this application.

e The current enrollment projections do not reflect any potential remedial measures the School
Board may implement to address capacity concerns such as increasing building
capacity with CIP projects or adjusting school attendance zones.

School Board Comments and Concerns:

» Current and projected enrollment at the assigned elementary school exceeds 100% of
capacity. The addition of anticipated students generated from this application will further
exacerbate this condition.

Proposal’s Strengths
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e Non-ldentified

e Proposal’'s Weaknesses

e Current and projected enrollment at the assigned elementary school exceeds 100% of
capacity. The addition of anticipated students generated from this application will further
exacerbate this condition.

e The Applicant's method for calculating student yields associated with the project removed by
right units and those proposed to be affordable dwelling units. The analysis of the Applicant
for the school impact is attached to the staff report.

Consistency Recommendation

e Staff recommend that this application is consistent with the relevant components of the
School's Plan.

Transportation Plan Analysis

Prince William County promotes the safe and efficient movement of goods and people throughout
the County and surrounding jurisdictions by providing a multi-modal approach to traffic circulation.
The Transportation Plan establishes policies and action strategies that further the County's goal of
creating and sustaining an environmentally friendly, multi-modal transportation system that meets
the demands for intra- and inter-county trips, is integrated with existing and planned development,
and provides a network of safe, efficient, and accessible modes of travel. The Plan includes
recommendations addressing safety, minimizing conflicts with environmental and cultural resources,
maximizing cost effectiveness, increasing accessibility of all travel modes, minimizing projected trip
demand, and providing sufficient network capacity. The County recognizes that it is not possible to
address congestion through road investments alone and has reduced the acceptable standard to
Level of Service (LOS) of “E"” specifically in Small Area Plans, in Activity Centers, and on Arterials.
Projects should include strategies that result in a LOS “E” or better on all roadway corridors and
intersections, reduce traffic demand through transportation demand management strategies,
dedicate planned rights-of-way, provide transit infrastructure, pedestrian and bicycle pathways, and
improve and coordinate access to transit facilities.

A Traffic Impact Study (TIA) for Heathcote Marketplace was prepared by Gorove Slade on August 30,
2022, and revised on February 02, 2023, which concluded the proposed development is not
anticipated to have a substantial impact on the surrounding transportation and roadway network,
assuming that all planned designs recommended mitigations are implemented. As proffered, the
proposed development, in conjunction with improvements provided with the previously approved
Special Use Permits for Pad Sites A, B, C, D, and E, implements all recommended mitigations

The maps below show the TIA site location and circulation of the plan:
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VEHICULAR
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NOTES:

1. THIS PLAN IS PRELIMINARY AND SUBJECT TO MINOR MODIFICATION
WITH FINAL ENGINEERING.

2. PROPOSED SHARROWS / STRIPING (CROSSWALKS, GORES, ETC.)
TO BE APPROVED BY VDOT AT THE TIME OF SITE PLAN SUBMISSION
PRIOR TO INSTALLATION.

3. SIDEWALKS AND OTHER PEDESTRIAN CONNECTIONS WILL BE B ‘ I
PROVIDED THROUGHOUT THE PROJECT AREA. Bt
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WITH FINAL ENGINEERING.
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TO BE APPROVED BY VDOT AT THE TIME OF SITE PLAN SUBMISSION
PRIOR TO INSTALLATION.
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Design and Construction Manual (DCSM) Transportation Waivers: It is important to note that there
are two (2) DCSM waivers associated with this proposal. The Department of Transportation has
reviewed and approved the first request within VDOT's right-of-way. The Second waiver is still being
reviewed by the Staff. More information about each request is provided below:

DCSM Section 600 Waiver Request within VDOT Right of Way:

1. #WAI2025-00038 - Request to waive the left turn lane at the proposed access along Old
Carolina Road. As indicated by the results of the capacity and queuing analysis, the approach
and intersection are anticipated to operate functionally with the projected total volumes. A
turn lane is not warranted by VDOT's Turn Lane Warrant Assessments. Additionally, there are
no existing left turn lanes on Old Carolina Road south of Heathcote Boulevard, and
construction of a left turn lane would require shifting the alignment of the road in addition to
off-site right of way, making this not feasible.

Staff Review: The Left-Turn Warrant Assessment indicates that a left-turn lane is not warranted in
accordance with Appendix F of the VDOT Road Design Manual (RDM). Due to the existing condition
that there are no existing left-turn lanes on Old Carolina Road south of Heathcote Boulevard, the
justifications to waive the required left-turn at the site access are reasonable, with the condition
that this waiver needs to be revised when Old Carolina Road is widened. As the requested waiver
is within VDOT's right-of-way, Staff approved the subject waiver.

On-site DCSM Section 600 Waiver Request:

1. WAI2026-00132 - Request modifications to the typical UAS-1 street section to include changes
to the locations of sidewalks, parking, tree pits, and pavement width for privately maintained
typical street sections.

Staff Review: Staff are currently reviewing the proposed waiver and do not have a
recommendation at the time of this report. Staff will continue to coordinate with the Applicant to
review the proposed modifications and finalize Staff's recommendation, including any additional
modifications needed to the typical street sections, which are addressed in the MZP, Proffers, and
Design Guidelines, prior to the Board of County Supervisors Public Hearing.

Proposal’s Strengths

e Heathcote Boulevard Lane Improvements: In the event it has not already been provided, as a
condition of first site plan approval for residential units accessing the site from Heathcote
Boulevard, and subject to VDOT and PWCDOT approval, the Applicant shall provide the
following, as shown on the MZP and proffer 19. a, b, ¢, and d.

e Old Carolina Improvement: As a condition of first site plan approval for residential units
accessing Old Carolina Road, and subject to VDOT and PWCDOT approval, the Applicant shall
(i) construct a southbound right-turn lane into the site generally as shown on the MZP, and (ii)
construct a shared-use path along Old Carolina Road in the general location shown on the
MZP. In place of constructing the shared-use path, the Applicant may provide a fair-share
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monetary contribution if the improvement is constructed by others, in accordance with a cost
estimate submitted prior to site plan approval.

e Public Transit: As Proffers (Proffer 22), the Applicant shall coordinate with Omni Ride to
provide a covered transit stop enclosure within Land Bay B within 12 months of issuance of
the first residential occupancy permit, inclusive of transit-supportive amenities and
compatible architectural design, subject to Omni Ride approval. The Applicant shall also
provide a one-time cash contribution of $10,000 to Omni Ride for signage and electronic
information/display systems associated with the enclosure. In the event Omni Ride does not
approve or request the enclosure within the specified timeframe, the Applicant shall be
relieved of all related obligations.

e Signal Optimization Study: The Applicant shall, within 6 months after final buildout of the
Property, at its cost, prepare and submit a traffic signal timing and optimization study to VDOT
for their use. Such traffic signal timing and optimization analysis shall be performed for the
purpose of determining whether adjustments to the signal timings and offset along the
Heathcote Boulevard corridor from Old Carolina Drive to Route 15 are warranted. The results
of said study shall be provided to the Gainesville District Supervisor's Office and the Director
of PWCDOT, or their designee.

e Proposed inter-parcel Access Road: The Applicant has provided a 40’ access easement and
additional temporary grading easements to GPIN 7298-92-2118 on Land Bay B in order to
facilitate providing access as shown on the MZP. The Applicant has also provided an exhibit
showing the grade and line of sight profile to help ensure the proposed easements will be
adequate to facilitate this access.

Proposal’'s Weaknesses

e Lack of Commitment to the Shared Use Path: The Countywide Trails Plan of the Mobility
Chapter of the Comprehensive Plan identifies a Shared Use Path along Heathcote Boulevard.
Staff recommended that the Applicant construct and dedicate additional right-of-way as
needed to replace the existing sidewalk with a Shared Use Path along the site frontage on the
south side of Heathcote Boulevard. The Applicant has indicated that the grade along
Heathcote Boulevard is very steep and would be difficult for bikers to traverse, and that this
facility was also not included in the Special Use Permit Approvals for the adjacent pad sites,
SUP2024-00034, Heathcote Marketplace Pad D, and SUP2024-00033, Heathcote Marketplace
Pad E.

Consistency Recommendation: Pending the Staff's recommendation on the under review DCSM
waiver request being finalized between PC and BOCS, this application is found to be consistent with
the relevant components of the Transportation Plan.

Strategic Plan
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This section of the report is intended to address the project's alignment with the outcomes provided
within the County’s Strategic Plan. The Strategic Plan posits that individuals, families, and businesses
prefer communities with a robust economy; easy access to jobs, services, and activities; that support
even the most vulnerable in the community; are safe and secure; provide a quality education that
assures lifelong learning and steady employment; and integrate smart growth principles. Based on
community input from the online survey and the community conversations, eight focus or goal areas
were identified for the 2025- 2028 Strategic Plan: Health, well-being, and Human Services; Safe and
Secure Community; Resilient Economy; Quality Education and Workforce Development;
Environmental Conservation; Sustainable Growth; and Transportation and Mobility. Itis important to
note that no single area is viewed as more critical than another. Rather, each is interrelated and has
a direct impact on the other. Collectively, these goal areas impact the quality of life in all facets of the
community issues raised during the review of the proposal, which are not directly related to the
policies, goals, or action strategies of the Comprehensive Plan, but which are materially relevant to
the County's responsibilities in considering land use issues. The Proposed Use is consistent with the
Prince William County Strategic Plan because it contributes to the realization of a sustainable
community by offering a highly desired housing type that ensures a secure and enjoyable living
environment for residents, in accordance with Objective SG 8, Smart Growth.

» Goals 5 and 8: Quality of Life and Smart Growth: Develop affordable housing with high-quality
design and amenities, and promote a sustainable community with thoughtful placemaking to
ensure a safe and livable environment for all residents.

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:

e None identified.

Proffer/Conditions Issues / Deficiencies

e None identified.

Modifications / Waivers

As proposed in Proffer, the following waivers and modifications to the requirements of the Zoning
Ordinance and DCSM are permitted by Section 32-700.25 of the Zoning Ordinance. The Board of
County Supervisors may approve or disapprove such a request as specifically identified in the board's
motion, in whole or in part. Approval of the subject rezoning shall constitute a waiver/modification in
accordance with the following;:
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The requested proffer by the Applicant is categorized following the report below:
1. Landscaping, Buffers, and Environmental Standards

1. a: Landscape Area Requirements:

Waiver of Zoning Ordinance Sections 32-201.18, 32-250.31.6, and DCSM Section 802.47.B to eliminate
the requirement for a 15-foot-wide landscape area around public use and community recreation sites.
(Item a)

1.b: Internal Buffers Between Uses:

Waiver of Zoning Ordinance Sections 32-250.30, 32-250.31, and 32-250.32, and DCSM Sections
802.10, 802.11, and 802.12 to modify or eliminate internal buffer requirements between different
uses. (Item c)

1.3: Tree Canopy and Open Space Calculations:

Modification of Zoning Ordinance Sections 32-250.40, 32-250.41, and 32-250.45, and DCSM Sections
802.20, 802.21, 802.30, and 802.31 to allow tree canopy and open space calculations to be based on
the entire PMR area rather than individual land bays. (Item e)

1.4: On-Lot Tree Requirement:

Waiver of DCSM Section 802.47.A and Table 8-6 to allow shrubs, bushes, or groundcover within the
five-foot front yard setback in lieu of the required on-lot trees. (Item n)

1.5: Trails Within Buffer Areas:

Modification of DCSM Section 802.10(C) to allow natural surface and paved trails to run within buffer
areas, not solely cross them, as shown on the MZP. (Item o)

1.6: Resource Protection Area (RPA) and Buffer Modifications:

Modification of DCSM Table 8-1 to allow the existing RPA/tree preservation area in lieu of a required
50-foot buffer on the northern portion of Land Bay A. (Item p)

Modification of DCSM Tables 8-1 and 8-7 to allow the southern buffer and portions of the buffer along
Old Carolina Road, as shown on the MZP. (Item q)

1.7: Encroachments and Easements:

Waiver/modification of Zoning Ordinance Section 32-250.31 and DCSM Sections 702.06(F), 702.06(1),
and 802.42(A)(3) to allow minor permanent structures, encroachments, and easements within buffer
areas and easements. (Item d)
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Staff Analysis:

Based on review by Environmental and Watershed staff, the proposed development includes multiple
requests to waive or modify buffering, landscaping, and tree preservation standards established in
the Zoning Ordinance (ZO) and the Design and Construction Standards Manual (DCSM). Staff have
identified the following weaknesses and conflicts with minimum development standards.

Land Bay A
e Buffer Cis shown at 20 feet, where 30 feet is required.
e Buffer A is shown at 30 feet, where 50 feet is required.

Land Bay B
e Buffer Cis shown at 20 feet, where 30 feet is required.
e Buffer B is shown at 20 feet, where 30 feet is required.

Environmental and Watershed staff identify the proposed buffer reductions, landscaping waivers, and
tree standard modifications as key weaknesses of the application. Several elements do not meet
minimum development standards, and staff does not support the requested waivers unless the plans
are revised to comply with required buffer widths, internal buffering, and tree planting requirements.

2. Yards, Setbacks, and Lot Standards

2. a:Yard, Lot Size, and Parking Setbacks:

Waiver of Zoning Ordinance Sections 32-250.02, 32-250.10, 32-250.73, and 32-201.31, and DCSM
Section 600 related to yard requirements, minimum lot area, and setbacks for parking lots and public
facilities. (Item b)

3. Property Configuration and Zoning Administration

Modification of Zoning Ordinance Section 32-250.82 to allow zoning requirements to be satisfied
across the entire Property without requiring contiguous lots under common ownership or the
elimination of internal lot lines. (Item g)

4. Residential Use, Density, and Design Standards

4. a: Housing Types and Design Guidelines:

Modification of Zoning Ordinance Sections 32-306.10.1(a) and 32-306.12 to permit single-family
attached units in all residential land bays and to allow Design Guidelines to govern architectural
standards, setbacks, parking, and front-entry garages. (Item h)

Modification of Zoning Ordinance Section 32-306.12.6.F to allow residential development in
accordance with the Design Guidelines. (Item i)

4.b: Lot Coverage and Open Space (Land Bay B):
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Waiver of Zoning Ordinance Sections 32-306.12.6.F(7) and 32-306.20 to permit a maximum lot
coverage of 80% and minimum open space of 20% within Land Bay B. (Item j)

4.c: Building Height:

Modification of Zoning Ordinance Section 32-306.12.6.F(3) to allow a maximum building height of 50
feet for townhouse units. (Item k)

4.d: Townhouse Dimensional Standards:

Modification of Parts 280 and 306 of the Zoning Ordinance to adjust spacing, width, length, unit count
per building, and side yard setbacks for single-family attached dwellings. (Item I)

Staff Analysis:

Staff generally supports the requested waivers and modifications related to the design and
arrangement of residential areas. These waivers are intended to provide additional flexibility
in site layout and architectural design and are consistent with several adopted County
planning objectives. The Board of County Supervisors shall be satisfied that the proposed
reduction in setbacks shall not have a substantial adverse impact on the light and air of
adjacent and nearby properties. The Zoning Administrator may approve modifications in any
of the minimum development standards provided in this section, other than relating to
required side setbacks.

The reduction of the rear setback from 20 feet to 5 feet is a substantial change and increases
the rows of townhouses from 6 to 8 in some locations of development. This increase in density
and reduced rear separation should be reviewed by the Fire Department to ensure emergency
access and safety, and security matters. Proffer 11, indicated for reduction in the side yard
setback subject to enhanced fire-resistant construction or the installation of fire sprinkler
systems in accordance with Section 32-306.12.3 of the Zoning Ordinance, does not address or
justify a reduction in the rear yard setback.

The Applicant justified that the requested flexibility allows the Applicant to respond to current
housing market demands, including the provision of a greater diversity of housing types,
opportunities for attached units and affordable dwelling units (ADUs), and more efficient use
of land in designated growth areas. This approach supports the County's broader goal of
increasing housing supply while offering varied unit types to meet changing household needs.
The provided just one type of house with different widths is based on the more desirable and
economically viable for the current market.

While the proposed reductions in certain dimensional standards—particularly related to
townhouse rows, setbacks, and spacing between buildings—deviate from standard zoning
requirements, staff notes that these modifications are largely design-oriented. 40% of the
units in Land Bay B will be 16’ units, which will densify the area, while this percentage in Land
Bay A is 10%. The distribution of units between the two Land Bay has the potential to be more
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moderate. The use of Design Guidelines provides an additional layer of review to ensure
architectural quality and neighborhood compatibility.

Building Height:

The Applicant requests a modification to increase the maximum permitted height for
townhouse units from 35 feet to 50 feet, representing a 15-foot increase above the standard
permitted height. This request is intended to provide additional flexibility in building design
and internal layout.

Staff finds that the proposed increase represents a substantial departure from the established
height standard and may not be fully compatible with the scale and character of existing
development in the surrounding area. In particular, the increased height may be inconsistent
with adjacent residential development patterns and could alter the established streetscape.
While staff acknowledges that the proposed height increase is not anticipated to result in
significant impacts to air or light for most adjacent properties, there is potential for visual and
scale-related impacts to nearby single-family detached residences located south and east of
Land Bay B.

The adjacent rezoning request, REZ2025-00016 (Old Carolina Road), proposes development
of 101 townhouses on approximately 11.53 acres with a maximum building height of 35 feet.)
To ensure compatibility, staff strongly recommend that the proposed development provide
building heights that are consistent with and harmonious with adjacent properties.

To adequately evaluate these potential impacts, staff recommend that the Applicant provide
additional analysis, such as building elevations, cross-sections, or visual simulations,
demonstrating the relationship between the proposed 50-foot structures and existing
development. This information would assist in determining whether the increased height can
be accommodated without adverse impacts and whether additional design mitigation
measures are necessary. More details on the section on community design are provided, and
staff are concerned that approval of the requested height waiver may lead to generalized
acceptance of increased building height in similar developments. The area in contain the
pending applications.

Due to the reduced setbacks, increased building height, and modified internal street
standards, staff emphasize that:

The final site plan shall be subject to full review and approval by the Fire Department to ensure
adequate emergency access, building separation, turning movements, and life-safety
compliance.

Any necessary adjustments to building space, fire lanes, or street geometry required by the
Fire Department shall be incorporated at the site plan stage.
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Agency Comments

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

e PWC Archaeologist, Planning Office

e PWC Building Official, Department of Development Service

e PWC Development Services - Land Development / Zoning & Proffer Administration
e PWC Fire Marshal Office

e PWC Historical Commission

e PWC Office of Housing & Community Development

e PWC Department of Parks & Recreation

e PWC Planning Office - Case Manager / Countywide Planning

e PWC Police Department/ Crime Prevention

e PWC Public Works - Environmental Services / Watershed Management
e PWC Schools

e PWC Prince William Water

e PWC Department of Transportation

e Virginia Department of Transportation (VDOT)
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HEATHCOTE MARKETPLACE

NOTES

1. THE PROPERTY SUBJECT TO THIS APPLICATION IS IDENTIFIED ON THE PRINCE WILLIAM
COUNTY, VIRGINIA GEOGRAPHIC INFORMATION SYSTEM AS THE FOLLOWING:

-GPIN 7398-03-1006 CONSISTING OF: +14.80 ACRES
-GPIN 7298-92-6842 CONSISTING OF: +5.70 ACRES
-GPIN 7298-92-7724 CONSISTING OF: +1.27ACRES
-GPIN 7298-92-6718 CONSISTING OF: +1.47 ACRES
-GPIN 7298-92-6903 CONSISTING OF: +1.26 ACRES

TOTAL AREA = 1£24.50 ACRES

2.  THE APPLICANT IS REQUESTING TO REZONE THE PROPERTY FROM AGRICULTURAL (A1)
AND GENERAL BUSINESS (B1) TO PLANNED MIXED RESIDENTIAL (PMR).

3. THE PROPERTY SHOWN HEREON IS NOW IN THE NAME OF HAYMARKET REAL ESTATE
INVESTMENT | LLC, RECORDED AT INSTRUMENT #202511130065007 AMONG THE LAND
RECORDS OF PRINCE WILLIAM COUNTY, VIRGINIA.

4. HORIZONTAL DATUM SHOWN HEREON IS REFERENCED TO THE VIRGINIA COORDINATE
SYSTEM (VCS) 1983 - NORTH AS ESTABLISHED FROM A CURRENT GPS SURVEY.

5. THE VERTICAL DATUM SHOWN HEREON IS REFERENCED TO THE NORTH AMERICAN
VERTICAL DATUM OF 1988 (NAVD 88) GEIOD-18 AS ESTABLISHED FROM A CURRENT GPS
SURVEY.

6. NO TITLE REPORT FURNISHED. ALL UNDERLYING TITLE LINES, EASEMENTS, AND OTHER
MATTERS OF TITLE MAY NOT BE SHOWN HEREON. THIS DOCUMENT DOES NOT REPRESENT

A CURRENT BOUNDARY SURVEY.

7.  TOPOGRAPHIC SURVEY CONDUCTED BY McKENZIE SNYDER, INC, COMPILED ON OCTOBER
4th, 2021. THIS DATA HAS BEEN SUPPLEMENTED BY CONVENTIONAL METHODS BY THIS FIRM

ON BETWEEN THE DATES OF SEPTEMBER 20th AND OCTOBER 12th, 2021.

8. BOUNDARY LINES SHOWN HEREON PROVIDED BY RINKER DESIGN ASSOCIATES ON
SEPTEMBER 22nd, 2021.

9. A PORTION OF THE SUBJECT PROPERTY CONTAINS A RESOURCE PROTECTION AREA (RPA).

THESE AREAS ARE DEPICTED ON THIS PLAN AND WERE OBTAINED FROM A PERENNIAL

FLOOD DETERMINATION (PFD) PREPARED BY WETLAND STUDIES & SOLUTIONS, INC. AND
DATED JUNE 2021. THE PFD IS IDENTIFIED AS PLAN #ASP2021-00040 AND WAS APPROVED

ON JULY 28, 2021. NO DISTURBANCE OF THESE AREAS IS PROPOSED.

10. A PRESERVATION AREA SITE ASSESSMENT, IDENTIFIED AS PLAN #ASP2021-00041, WAS
APPROVED ON JULY 28, 2021.

11.  THE SUBJECT PROPERTY IS LOCATED ON FLOOD INSURANCE RATE MAPS (FIRM), NO.
51153C0091D AND 51153C0059D, WITH EFFECTIVE DATES OF JANUARY 5, 1995. THE
PROPERTY IS LOCATED IN FLOOD ZONE "X" (OTHER AREAS), AREAS DETERMINED TO BE
OUTSIDE THE 500-YEAR FLOODPLAIN.

12.  TO THE BEST KNOWLEDGE OF THE ENGINEER AND DEVELOPER THERE ARE NO
CEMETERIES, HAZARDOUS OR TOXIC SUBSTANCES ON THE SITE.

13. A PORTION OF THE SUBJECT PROPERTY IS LOCATED IN THE HIGHWAY CORRIDOR OVERLAY

DISTRICT (HCOD APPROVED PRIOR TO FEBRUARY 20, 1996).
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| ‘ L ) — — - —
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LEGEND:

- APPLICATION AREA / LAND BAY BOUNDARY

HEATHCOTE MARKETPLACE - EXISTING
COMMERCIAL PRIMARY ROAD NETWORK (PRIVATE)

HEATHCOTE MARKETPLACE - PROPOSED
RESIDENTIAL PRIMARY ROAD NETWORK (PRIVATE)

HEATHCOTE MARKETPLACE - PROPOSED
RESIDENTIAL ALLEYS (PRIVATE)

B

JAMES e gy fWY 1 EXISTING MAJOR ROAD NETWORK (LABELED)

PROPOSED SITE ACCESS

* X

POTENTIAL MONUMENT SIGN

NOTES:
1. THIS PLAN IS PRELIMINARY AND SUBJECT TO MINOR MODIFICATION WITH FINAL ENGINEERING.
2. HCOD APPROVED PRIOR TO FEBRUARY 20, 1996.

3. ALL INTERNAL ROADS SHALL BE PRIVATELY MAINTAINED. THE DEPICTED PRIVATE STREET LOCATIONS ARE
PRELIMINARY AND SUBJECT TO CHANGE.

4. PROPOSED TRAFFIC SIGNALS SUBJECT TO APPROVAL BY THE VIRGINIA DEPARTMENT OF TRANSPORTATION
(VDOT).

5. PARKING TO BE PROVIDED IN ACCORDANCE WITH THE DCSM AND WILL BE DETERMINED AT THE TIME OF FINAL
SITE PLAN SUBMISSION.

6. PROPOSED STRIPING (CROSSWALKS, GORES, ETC.) TO BE APPROVED BY VDOT AT THE TIME OF SITE PLAN
SUBMISSION PRIOR TO INSTALLATION.

ADDITIONAL RIGHT-OF-WAY TO BE DEDICATED AS NEEDED TO ACCOMMODATE RAMPS AT INTERSECTIONS.

THE SUBMITTED DESIGN GUIDELINES CONTAIN SIMILAR INFORMATION AS DEPICTED ON THIS PLAN. AS
REVISIONS TO THE DESIGN GUIDELINES MAY BE ADMINISTRATIVELY APPROVED SEE THE LATEST VERSION OF
THE DESIGN GUIDELINES FOR CURRENT STANDARDS AND REQUIREMENTS.

c© N

SEE SHEET C202 FOR ADDITIONAL DETAILS
REGARDING HEATHCOTE BOULEVARD &
SHEET C203 FOR OLD CAROLINA ROAD
IMPROVEMENTS.

SEE SHEET C300 FOR ADDITIONAL DETAILS
REGARDING PEDESTRIAN IMPROVEMENTS.

SEE SHEET C400 FOR A DEPICTION OF
PROPOSED STREET SECTIONS.

THE SUBMITTED DESIGN GUIDELINES
CONTAIN SIMILAR INFORMATION AS
DEPICTED ON THIS PLAN. AS REVISIONS TO
THE DESIGN GUIDELINES MAY BE
ADMINISTRATIVELY APPROVED SEE THE
LATEST VERSION OF THE DESIGN
GUIDELINES FOR CURRENT STANDARDS AND
REQUIREMENTS.

N/F PIEDMONT

GOLFERS CLUB LLC

GPIN: 7398-23-5725

ADDRESS: 14801 PIEDMONT

VISTA DRIVE
USE: GOLF COURSE
ZONING: PMR

N/F TANG,

SHEILA BIH
GPIN: 7398-02-8186

INST#: 201808300064461
ADDRESS: 6405 OLD

CAROLINA ROAD

USE: SFD ZONING: A-1

N/F WELCH, TERRI D
GPIN: 7398-02-7276
INST#: 202109200108227
ADDRESS: 6407 OLD
CAROLINA ROAD
USE: SFD ZONING: A-1

PROPOSED
APPROX. R.O.W.

<
L
%, X
2
2 N
< X D
N \
o) % .
d:? 1, >
>
%
v® -
L 2 X
/ . “3(
[~
L 2 5 < ©
80 40 0 80 160 X
e e ——
HORIZONTAL SCALE * ) X
1" =80
<
%
/ »* /_/ x D
~
\g ) >
* A Y
<
N/F WESTMARKET HOMEOWNERS 7
ASSOC INC. \ %
GPIN: 7398-03-1056
ADDRESS: 6112 POPES CREEK PLACE
USE: OPEN SPACE \
ZONING: R-6
A \ e
/ ‘
~ e
~
¥ o:\'\
.- \ xS
| "
1 \ \
-~y
‘ —_
| |
—_— o
o)
- x
\RP\ —/ ©
‘ —_
1
\ . |
/ AR
o . - . - . ‘
EX. VDOT \ ; - - - -
\ SWM POND
. (]
) ! ET N/F HAYMARKET -
N/F HAYMARKET N/F HAYMARK
= INVESTMENT LLC INVESTMENT LLC INVESTMENT LLC : 1
GPIN: 7298-93-4528 GPIN: 7298-93-6017 GPIN: 7298-93-7408 " -
INST#: 202505160026944 INST#: 2025016002694 ST 202010002694t VD [ r
ADDRESS: 14990 HEATHCOTE BLVD ADDRESS: 14950 HEATHCOTE BLVD ADDRESS: 1@%2%?512\1‘?00 -
— USE: VACANT USE: VACANT o -
- ZONING: B-1 ZONING: B-1 : . "
Jo658904y
aQsSusS9a
AREA OF FUTURE r - . ‘ffz‘é'g%’
lu -_
SR ‘ T
[ | EPEEL
OF THIS E 55=8s2
APPLICATION . 2 T X228w53
S =<34
| S I3
g 5 1] T § § 3
=)
> . A1 [ ;.‘_‘
N
21
~ [ | -4
N PROP. TRAFF. L POTENTIAL
N 1 B (SEE NOTE ali) o~ MO,\SI%JGMNENT 4
/0‘ Hii S
ngs! - — 4
— oL— Ye'y - &
HEATHCOTE BOULEVARD / S.R. 2502 — PROP. TRAFF. — S ~—
. FUNCT. CLASS: (l\)nlljl_gcRT%lgﬁllgglﬁ(chnMAmR STRIPTNG (e = GEENGTE ) = — T
VPD: 5,500 (2019 PER VDOT) = =
1+00 2+00 SPEED LIMIT. 45 MPY, DESIGN SPEED: 45 MPH 4+00 5+00 Y %L\» = — J
REFUGE 0 689'TO — -
| | | | | | | | | | | | | | | | | | | | | ] FrUCE | fAN:-iEICS;H ADISON ’OLD AROLIN = 8+00 SN
2 — AY INTERSEC | T —— £
o0 P = INTERSECTION ppop 0 org b5 — 10+00 L .
i = CROSSWALK STRIPING REFUGE ’ / | | 11+00 FERPNG S
o : | + 2
e = = e e &
= f 13+
Q | 777\ f | | 00 13764
ST coene - l ’
ENTRANCE BEING PROP. TRAFF. i
INSTALLED WITH SIGNAL POLE | R ——
SPROUTS SITE PLAN (SEE NOTE #4) PROP. TRAFF. SIGNAL POLE e i R ——
(SPR2024-00272) (SEE NOTE #4) -
PROP. R.O.W. DED. . ——— -+
/ N (SEE NOTE #7 -
\ o
-y 4L o
5o S
Ll ~
N/F HAYMARKET O .
INVESTMENT LLC x ;
GPIN: 7298-92-4474 = .
INST#: 202501270004513 =
ADDRESS: 14921 HEATHCOTE BLVD 20 I
< USE: VACANT = a |
-Z ZONING: B-1 =9 i
<oSm 8 o ' N
3232 ok N o
e | 23 [ ] ] T =
S 4 ﬁ i g
RS Q e
Sagiz \ N/F HAYMARKET £ B SoRuee [T
5B533 INVESTMENT LLC SHARED
3223~ GPIN: 7208-92-4474 ™ PATHWAY || I l
IS5 INST# 202501270004513 I L
s53o AREA OF FUTURE ADDRESS: 14921 HEATHCOTE BLVD DN
! DEVELOPMENT USE MACANT i \
= NOT PART
OF THIS 1]
APPLICATION I
5 / - H
o o
o3
89
Hm || o
| 29 g
N/F HAYMARKET = H
INVESTMENT LLC = =
GPIN: 7298-92-1561 2k
£SS. 12081 HEATHOOTE BLVD -
ADDRESS:
L
| e EEEEEEEEN]

N/F COMMONWEALTH OF

N/F COMMONWEALTH OF VA (VDOT)
INSTH 0160125000538
VA (VDOT) ADDRESS: 14881 HEATHCOTE BLVD

GPIN: 7298-82-8635
INST#: 201601280005389
ADDRESS: 1483BHEATHCOTE

BL

USE: VACANT
ZONING: A-1

GPIN: 7298-92-2118 INST#: 201310210104519 USE: SFD / ZONING: A-1

INST#: 202411150061680 ADDRESS: 14985 WALTER
ADDRESS: 14981 WALTER ROBINSON LANE ROBINSON LANE
USE: VACANT USE: SFD
ZONING: A-1 ZONING: A-1

: 7298-82-8156 ;
|NsGTF¢;|:’\‘207126%82160010316 UZSOENX,AG%W
ADDRESS: 14871 HEATHCOTE BLVD APPROX, LOC. OF PROP.
USE: VAGANT CONSTRUCTION OF
ZONING: B-1 INTER&’ARCEL CONNECTION BY
OTHERS)
N/F ROBé‘NESEI\é,UCRI-\i/ARLES + %
E <~
N/F TAPPER 7298-91-
WITHHELD AT REQUEST OF J GPIN: 729%31 07752851 \
N/F VDOT OWNER ANTI-él(:)"\l‘\:l )ﬁg‘gigngH'A ADDRESS:D ES;SBS)LD CAROLINA ROAD

N/F STEPNEY,
STEWART &

MELANIE SURV
GPIN: 7398-02-6963
INST#: 200908250083743
ADDRESS: 14738
PENNSHIRE DRIVE
USE: SFD
ZONING: R4

N/F MOZIE,
ROBERT &

JENNIFER, SURV
GPIN: 7398-02-5346
INST#: 201407140049479
ADDRESS: 14739
PENNSHIRE DRIVE
USE: SFD  ZONING: R-4

N/F PIEDMONT

HOA INC
GPIN: 7398-02-4535
INST#: 200801040001371
ADDRESS: 6423 OLD
CAROLINA ROAD
USE: OPEN SPACE
ZONING: R-4

N/F PARKS AT PIEDMONT
HOA INC

GPIN: 7398-01-9970
ADDRESS: 14367 SLATEMORE CT
USE: OPEN SPACE
ZONING: R-6

N/F PARKS AT PIEDMONT
HOA INC

GPIN: 7398-01-8159
ADDRESS: 6602 LISCARD WAY
USE: OPEN SPACE
ZONING: R-6

> DEDICATION AREA

N/F HEATHCOTE
DEVELOPMENT
PARTNERS LLC
GPIN: 7398-01-1399
INST#: 201309030089521
ADDRESS: 6505 OLD
CAROLINA ROAD

USE: SFD
ZONING: O(M)

N/F HEATHCOTE
DEVELOPMENT

PARTNERS LLC
GPIN: 7398-01-0778
INST#: 201005040038015
ADDRESS: 6513 OLD
CAROLINA ROAD
USE: SFD
ZONING: O(M)

P 703.393.9887

engineering ¢ surveying ¢ land planning

9301 Innovation Dr, Suite 150

Manassas, VA 20110

<SIMEG

RESIDENTIAL
MASTER ZONING PLAN
REZ2024-00030
GAINESVILLE MAGISTERIAL DISTRICT
PRINCE WILLIAM COUNTY, VIRGINIA

HEATHCOTE MARKETPLACE

2ND SUBMISSION - REVISED PER COUNTY COMMENTS
3RD SUBMISSION - REVISED PER COUNTY COMMENTS

4TH SUBMISSION - REVISED PER COUNTY COMMENTS

b
o
n
2]
=
o
>
n
-
<C =z
= (@]
Z —
w =
= o
1] o
o O
o n
) L
%] o
KR &K
o | O | O | ©
NN EREER
OO0 | «— | Ll
DR K
g S
X
o
<
=

PROJECT No.: 21074.004.00
DRAWING No.: 113110
DATE: 01/09/2024

SCALE: 1"=80'

DESIGN: QN

DRAWN: QN

CHECKED: SG

SHEET TITLE:

VEHICULAR
CIRCULATION
PLAN

SHEET No.

C201


AutoCAD SHX Text
L=60'

AutoCAD SHX Text
L=70'

AutoCAD SHX Text
L=60'

AutoCAD SHX Text
L=70'


P:\Projects\21074\00400\113110 MZP (RESIDENTIAL)\C202 HEATHCOTE BOULEVARD DETAILS PLAN.dwg, 2/4/2026 12:41:00 PM, Steven P. Grant,
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LEGEND:
.- APPLICATION AREA / LAND BAY BOUNDARY
NOTES:

1. THIS PLAN IS PRELIMINARY AND SUBJECT TO MINOR MODIFICATION WITH FINAL ENGINEERING.
2. HCOD APPROVED PRIOR TO FEBRUARY 20, 1996.

3. ALL INTERNAL ROADS SHALL BE PRIVATELY MAINTAINED. THE DEPICTED PRIVATE STREET LOCATIONS
ARE PRELIMINARY AND SUBJECT TO CHANGE.

4. PROPOSED TRAFFIC SIGNALS SUBJECT TO APPROVAL BY THE VIRGINIA DEPARTMENT OF
TRANSPORTATION (VDOT).

5. PARKING TO BE PROVIDED IN ACCORDANCE WITH THE DCSM AND WILL BE DETERMINED AT THE TIME OF
FINAL SITE PLAN SUBMISSION.

6. PROPOSED STRIPING (CROSSWALKS, GORES, ETC.) TO BE APPROVED BY VDOT AT THE TIME OF SITE
PLAN SUBMISSION PRIOR TO INSTALLATION.

7. ADDITIONAL RIGHT-OF-WAY TO BE DEDICATED AS NEEDED TO ACCOMMODATE RAMPS AT
INTERSECTIONS.
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P:\Projects\21074\00400\113110 MZP (RESIDENTIAL)\C203 OLD CAROLINA ROAD DETAILS PLAN.dwg, 2/4/2026 12:41:32 PM, Steven P. Grant,
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LEGEND:

- APPLICATION AREA / LAND BAY BOUNDARY
NOTES:

1.
2.
3.

40

THIS PLAN IS PRELIMINARY AND SUBJECT TO MINOR MODIFICATION WITH FINAL ENGINEERING.
HCOD APPROVED PRIOR TO FEBRUARY 20, 1996.

ALL INTERNAL ROADS SHALL BE PRIVATELY MAINTAINED. THE DEPICTED PRIVATE STREET LOCATIONS
ARE PRELIMINARY AND SUBJECT TO CHANGE.

. PROPOSED TRAFFIC SIGNALS SUBJECT TO APPROVAL BY THE VIRGINIA DEPARTMENT OF

TRANSPORTATION (VDOT).

PARKING TO BE PROVIDED IN ACCORDANCE WITH THE DCSM AND WILL BE DETERMINED AT THE TIME OF
FINAL SITE PLAN SUBMISSION.

PROPOSED STRIPING (CROSSWALKS, GORES, ETC.) TO BE APPROVED BY VDOT AT THE TIME OF SITE
PLAN SUBMISSION PRIOR TO INSTALLATION.

ADDITIONAL DETAILS PERTAINING TO PROPOSED CROSSWALK TO BE PROVIDED WITH SITE PLAN.
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P:\Projects\21074\00400\113110 MZP (RESIDENTIAL)\C301 BICYCLE NETWORK PLAN.dwg, 2/4/2026 12:42:50 PM, Steven P. Grant,
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NOTES:

1. THIS PLAN IS PRELIMINARY AND SUBJECT TO MINOR MODIFICATION WITH FINAL ENGINEERING.

2.

PROPOSED SHARROWS / STRIPING (CROSSWALKS, GORES, ETC.) TO BE APPROVED BY VDOT AT THE TIME OF
SITE PLAN SUBMISSION PRIOR TO INSTALLATION.

SIDEWALKS AND OTHER PEDESTRIAN CONNECTIONS WILL BE PROVIDED THROUGHOUT THE PROJECT AREA.
SEE DESIGN GUIDELINES FOR ADDITIONAL INFORMATION.

. THE SUBMITTED DESIGN GUIDELINES CONTAIN SIMILAR INFORMATION AS DEPICTED ON THIS PLAN. AS

REVISIONS TO THE DESIGN GUIDELINES MAY BE ADMINISTRATIVELY APPROVED SEE THE LATEST VERSION OF
THE DESIGN GUIDELINES FOR CURRENT STANDARDS AND REQUIREMENTS.
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OVERVIEW — LOCATION

Heathcote Marketplace is strategically located next to the Haymarket Park & Ride just north of Interstate 66 with road frontage on Route 15
and Old Carolina road and bisected by Heathcote Boulevard.
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OVERVIEW — COMPREHENSIVE PLAN
HAYMARKET ACTIVITY CENTER

VISION: Create an identifiable employment and
commercial node for the Haymarket area that will be
supported by multimodal connections and diverse
housing options.

Goal: Encourage mixed-use development that

. . . . Boy Scouts
integrates neighborhood serving commercial uses and of America %
diverse housing options, particularly close to %’1%’
employment centers. g

Heathcote Marketplace is a mixed-use project that
includes by-right retail and commercial uses, along with
a mix of residential product types and price points. The
community is well located to provide multi-modal
options for easy access to major commuter corridors,
park and ride/transit options and nearby retail and
employment areas. Additionally, the Community
satisfies other Haymarket Activity Center goals by:

- Creating a distinct, unified area through coordinated

streetscape enhancements such as landscaping Leopold g "~ Town &f
. . . . Preserve & Haymarket
design, street trees, signage, and lighting to help 5
. o
establish a sense of place. \_\‘1\5

<

- Creating a walkable, bikeable, multimodal node,
which links seamlessly to the historic core of
Haymarket, the adjacent Haymarket Park and Ride
facility, and the existing Shared Use Path and
sidewalk networks on Route 15, Old Carolina Road,
and Heathcote Boulevard.

Haymarket Activity Center Map

|| Heathcote Marketplace



OVERVIEW — MIXED-USE VISION

Heathcote Marketplace is grounded in a vision of creating a vibrant
neighborhood node that serves both the retail and housing needs of
current and future generations. The Heathcote Marketplace property is a
35-acre long overlooked parcel just north of Haymarket, VA. and its I-
66 interchange. The community is bisected by both Heathcote Blvd and
the Haymarket Park & Ride access road. The project location and
amenities provide missing links and connectivity to the existing
vehicular, transit, bicycle, and pedestrian networks and will also provide

access to the environmental and cultural amenity of Little Bull Run.

Heathcote Marketplace will contain a mix of new residential uses and a
grocer-anchored retail center to create a vibrant mixed-use community
with walkable amenities. These design guidelines are applicable only to
REZ 2024-00030 for the residential component of Heathcote
Marketplace. The new residential units will have coordinated design
elements, attractive landscaping, pedestrian connectivity, and quality
building materials. The residential uses will encompass a variety of
single-family attached housing opportunities that will serve the
workforce in the area and benefit both the existing retail in the area and

the new community retail.

Heathcote Marketplace will incorporate a range of features such as a
community green, a dog park, pocket parks, playgrounds, streetscapes,
and a natural surface trail in the preservation area, along with pedestrian

and bicycle infrastructure to benefit residents, shoppers and neighbors.
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COMMUNITY INFRASTRUCTURE - STREET NETWORK

The Heathcote Marketplace road network will have access from both existing Heathcote Blvd. and Old Carolina Rd. and will incorporate the existing Haymarket

Park & Ride access road that is in an easement on the project property. Additionally, the community will have new, County-approved private residential streets that

will connect to the primary existing private travel ways within the retail area of Heathcote Marketplace for connectivity between the development areas.

The community will be designed in accordance with the following principles:

* Residential streets shall have slower travel speeds and, where appropriate, on-street parking.

* All new internal streets and public roadways shall have street trees, sidewalks, and lighting, to encourage pedestrian activity.

* Internal streets shall incorporate pedestrian crossings. Primary crossings shall have textured or painted surfaces, subject to governmental approvals.

The following illustrative exhibits
for private streets and alleys
establish the applicable street
section details for road and lane
widths, sidewalk widths,
landscaping areas, and building
setbacks.

In the event the Street Section
details provided in the Design
Guidelines conflict with the Street
Section details provided in the
Master Zoning Plan or DCSM, the
Street Section details shown in the
Design Guidelines shall govern,
and may be modified at the final
site plan, subject to PWCDOT
approval.

VEHICULAR
CIRCULATION PLAN

LEGEND

/--/ APPLICATION AREA / LAND BAY BOUNDARY

‘ HEATHCOTE MARKETPLACE - EXISTING
‘ COMMERCIAL PRIMARY ROAD NETWORK (PRIVATE)

HEATHCOTE MARKETPLACE - RESIDENTIAL
PRIMARY ROAD NETWORK

“‘ HEATHCOTE MARKETPLACE - RESIDENTIAL
ALLEYS

mweswaDsOvHWYT - £XISTING MAJOR ROAD NETWORK (LABELED)

NOTES:

1. THIS PLAN IS PRELIMINARY AND SUBJECT TO MINOR MODIFICATION
WITH FINAL ENGINEERING.

2. PROPOSED SHARROWS / STRIPING (CROSSWALKS, GORES, ETC.)
TO BE APPROVED BY VDOT AT THE TIME OF SITE PLAN SUBMISSION
PRIOR TO INSTALLATION.

3. SIDEWALKS AND OTHER PEDESTRIAN CONNECTIONS WILL BE
PROVIDED THROUGHOUT THE PROJECT AREA.

NOT PART OF
APPLICATION

Heathcote Marketplace



COMMUNITY INFRASTRUCTURE - ROAD 1A
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COMMUNITY INFRASTRUCTURE — ROAD 1B

5‘ STREET SECTION
2 TRAVELING NORTH 2
.} o
< =
gg‘ 125 22 N5 MN) 35
w Eu<:
EF I 2
= ! Em
8‘ | z®
; =
> 3 3 | \ 5 -
w5 5 5 =
SIDE  OPEN 11" 1 OPEN SIDE-  +
WALK SPACE LANE LANE SPACE WALK | ;
‘ * T OPEN
‘ SPACE
T = . =
GUTTER GUTTER

*NOTE: IF PERPENDICULAR PARKING OR NO PARKING ARE PROVIDED
IN LIEU OF PARALLEL PARKING THEN THE SAME MINIMUM DIMENSION
FROM THE F.O0.C. WILL APPLY
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COMMUNITY INFRASTRUCTURE - ROAD 2

STREET SECTION g
TRAVELING EAST 5
| 25
; =g
. =
B 22 . 245 -28.5 _Su
[ 18 E
o ' INCL. - =
18 | 6 DRVEWAY | LANE LANE GUTTER WALK SPACE

* |
|

= '

|
¢

*NOTE: IF PERPENDICULAR PARKING OR NO PARKING ARE PROVIDED
IN LIEU OF PARALLEL PARKING THEN THE SAME MINIMUM DIMENSION
FROM THE F.O.C. WILL APPLY
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COMMUNITY INFRASTRUCTURE - ROAD 3

STREET SECTION
— TRAVELING NORTH
§
[ 22
| T e SIDE- OPEN " 1" |
———_ | ‘L”——-—\d,ﬂ ‘3 &sm/.- 18' /' 6'DRIVEWAY WALK SPACE LANE LANE 18"/ &' DRIVEWAY
S
S —
_____________ _ T
s |

¢
ROAD 3

MODIFIED UAS-1 STREET

|| Heathcote Marketplace
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COMMUNITY INFRASTRUCTURE — ROADS 4-7

/ J 0 ‘ STREET SECTION 0

F F

MONUMENT .‘ 1 g ‘ 5‘
- SIGN ¥l B ‘ By
f =2 p =2
— 7 2p | 2 28

-------------- / z ' : z
— : £9 48/ & DRIVEWAY it | is 6 / 18 DRIVEWAY @ =@

= L_ LANE LANE =

® — oe

© ‘ | ©

*NOTE: PERPENDICULAR PARKING MAY ALSO BE PROVIDED ON THIS
ROAD SECTION.VVV
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COMMUNITY INFRASTRUCTURE — ROAD 8

]
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Wy —~ STREET SECTION @
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S0 | OPEN SIDE-  INCL. : 2
&, |SPACE WALK GUTTER | o o
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o
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1
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\
Subject to PWCDOT approval, Road 7 may include a *NOTE: IF PERPENDICULAR PARKING OR NO PARKING ARE PROVIDED
. Ty IN LIEU OF PARALLEL PARKING THEN THE SAME MINIMUM DIMENSION
raised pedestrian crosswalk FROM THE F.0.C. WILL APPLY
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COMMUNITY INFRASTRUCTURE - ROAD 9

o e ———

-

STREET SECTION
TRAVELING EAST

245-28.5' 2 24.5-28.5'
18' T 1" ‘ " T 18'

5 50 LAN LAN 50 15

OPEN ~ SIDE- PARKING R PARKING SIDE- | OPEN

SPACE WALK | * * || WALK |SPACE

‘ GUTTER

I

. B
.

i
!

PROPERTY LINE
(ADD'L 5' SETBACK TO BLDG.)

2 —
GUTTER

PROPERTY LINE
(ADD'L 5' SETBACK TO BLDG.)

|
el I

|
|
i
i
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*NOTE: IF PERPENDICULAR PARKING OR NO PARKING ARE PROVIDED
IN LIEU OF PARALLEL PARKING THEN THE SAME MINIMUM DIMENSION
FROM THE F.O.C. WILL APPLY
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COMMUNITY INFRASTRUCTURE — ROAD 10-15

|

£
b Y
(Z" STREET SECTION 2
= =
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8 4 ‘ g x
=ts) | =te)
< ] <
Zo - 1" "' , , Zo
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*NOTE: PERPENDICULAR PARKING MAY ALSO BE PROVIDED ON THIS
ROAD SECTION.VVV
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COMMUNITY INFRASTRUCTURE — PEDESTRIAN NETWORK

The overall Heathcote Marketplace pedestrian network will include retail frontage walks, existing sidewalks, new residential sidewalks, paved shared-use paths and a natural
surface trail as reflected on the Pedestrian Network Plan, below. Sidewalks will be on at least one side of all residential streets and will provide links to all uses and open
spaces to encourage pedestrian activity. Internal streets shall incorporate designated pedestrian crossing areas at primary intersections with identified crosswalks using
alternate paving materials or surface treatments to be determined at site plan. Sidewalks adjacent to internal roadways shall be part of an attractive pedestrian-oriented

environment incorporating lighting and street trees. Street lighting shall be an integral part of the network to facilitate safe pedestrian. bicycle and auto

PEDESTRIAN PLAN

LEGEND

/--/ APPLICATION AREA / LAND BAY BOUNDARY

mobile circulation.
-

- - EXISTING SIDEWALKS TO REMAIN

_—

-

+h EXISTING SHARED USE PATHWAY TO REMAIN 2% = N o D

-
JAMES MADISONHWY/ EXISTING MAJOR ROAD NETWORK (LABELED)

-

- PROPOSED 10" WIDE SHARED USE PATHWAY

- -

/ PROPOSED NATURAL SURFACE TRAIL
HEATHCOTE MARKETPLACE - RESIDENTIAL
PRIMARY PEDESTRIAN NETWORK

HEATHCOTE MARKETPLACE - COMMERCIAL
PRIMARY PEDESTRIAN NETWORK

NOTES:
1. THIS PLAN IS PRELIMINARY AND SUBJECT TO MINOR MODIFICATION
WITH FINAL ENGINEERING.

2. PROPOSED SHARROWS / STRIPING (CROSSWALKS, GORES, ETC.)
TO BE APPROVED BY VDOT AT THE TIME OF SITE PLAN SUBMISSION
PRIOR TO INSTALLATION.

3. SIDEWALKS AND OTHER PEDESTRIAN CONNECTIONS WILL BE R bcon i on Difle i ; / e el i
PROVIDED THROUGHOUT THE PROJECT AREA. SEE DESIGN | j gL a0 ] -
GUIDELINES FOR ADDITIONAL INFORMATION. d 2 ; 7 % RO A URT GO E THR 0RO TeaT0el®
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COMMUNITY INFRASTRUCTURE - BICYCLE NETWORK

Heathcote Marketplace will create a bicycle network with a new Shared Use Path along Old Carolina Rd, Sharrows within the project and bicycle racks to be
reflected at site plan. This visible network is intended to facilitate safe travel for both bicycles and automobiles and connect the residential and the
commercial areas and also connect to adjacent existing infrastructure for connectivity to neighboring communities, the Town of Haymarket and the
Haymarket Park and Ride facility. Proposed sharrows on the Park and Ride access road and commercial areas are subject to VDOT & County approvals.

BICYCLE PLAN

LEGEND

/.-/ APPLICATION AREA / LAND BAY BOUNDARY

- - EXISTING SHARED USE PATHWAY TO REMAIN

nsespuosoumn!  EX|STING MAJOR ROAD NETWORK (LABELED)

-
',/' PROPOSED 10 WIDE SHARED USE PATHWAY

/ HEATHCOTE MARKETPLACE - RESIDENTIAL
PRIMARY PEDESTRIAN NETWORK
HEATHCOTE MARKETPLACE - PRIMARY

-
‘.. BICYCLE NETWORK (SHARROWS) - SUBJECT
- TO VDOT AND PWCDOT APPROVAL

#*  HEATHCOTE MARKETPLACE - COMMERCIAL
- PRIMARY PEDESTRIAN NETWORK

29 4t

| NoTPARTOF
© APPLICATION

NOTES:

1. THIS PLAN IS PRELIMINARY AND SUBJECT TQ MINOR MODIFICATION
WITH FINAL ENGINEERING.

2. PROPOSED SHARROWS / STRIPING (CROSSWALKS, GORES, ETC.)
TO BE APPROVED BY VDOT AT THE TIME OF SITE PLAN SUBMISSION
PRIOR TO INSTALLATION.

3. SIDEWALKS AND OTHER PEDESTRIAN CONNECTIONS WILL BE
PROVIDED THROUGHOUT THE PROJECT AREA. SEE DESIGN
GUIDELINES FOR ADDITIONAL INFORMATION.

Heathcote Marketplace
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COMMUNITY INFRASTRUCTURE — AMENITIES

Heathcote Marketplace will
provide a variety of open space
amenity areas including a
community Green, pocket parks,
playgrounds, a tree preservation
buffer area, and a dog park, along
with the previously mentioned
natural surface trails and paved
shared use path providing
connectivity to the mixed-use
area, and existing sidewalks,

paths and adjacent communities.

The scope and locations of these
amenity areas and components
shall be generally as provided on
the MZP and Proffers with final,
exact locations to be determined at
the final site plan along with site
lighting, seating, bike racks, and

other amenity components.

| Heathcote Marketplace
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AMENITIES — PARKS & OPEN SPACES

Heathcote  Marketplace  will
provide numerous enjoyable
open spaces, including natural
areas and designed park areas
where residents and guests can
gather, interact, and enjoy the

outdoors.
PARKS & OPEN SPACE
v}
= POCKET PARK
‘H‘ DOG PARK
PLAYGROUND &
BIKE RACK
Q PRESERVATION AREA
° [ )
ﬂ COMMUNITY GREEN
— COMMUNITY TRAIL
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AMENITIES — COMMUNITY GREEN & PLAYGROUND

_--.-.".( $ ‘ N ».. F.
a » " ..—".(‘- gLA.
| s

E *'A_.Al

; b JIII

I 7,

—

N | B m ] T T e

|| Heathcote Marketplace

22



AMENITIES — SOUTH POCKET PARK

|| Heathcote Marketplace
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AMENITIES — STREETSCAPE FURNISHINGS

STREET LIGHT FIXTURES TRASH RECEPTACLES

BENCHES CONCRETE SIDEWALKS
BIKE RACKS ACCENT PAVERS
PLANTERS CROSSWALKS

DISCLAIMER: The selections above are intended to be representative in nature and are not considered final.

|| Heathcote Marketplace
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AMENITIES — LIGHTING

A coordinated and complementary package of light fixtures shall be provided throughout Heathcote Marketplace residential areas to contribute to a quality environment and provide a
sense of security. In each development area, uniformity of fixture and pole design, color, and compatibility with other site furniture elements will help establish a quality environment.
Consistent light levels add to the sense of safety in the nighttime.

Street lighting will be stationed at intervals to provide adequate lighting levels. Pedestrian scale lighting will be utilized to enhance primary residential pedestrian streetscapes.
Additional accent lightings, such as landscape and building lighting, may be utilized to provide additional nighttime interest and atmosphere.

All new light fixtures in parking areas and on building exteriors shall be fully shielded, directed downward, and designed to prevent glare on adjacent properties and public streets.
The maximum average illumination for parking lots, structured parking and exterior building lighting shall be in accordance with the applicable County requirements for any new uses
proposed for the Property.

|| Heathcote Marketplace
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AMENITIES — SIGNAGE

Any Heathcote Marketplace residential signage shall comply with DCSM standards and have consistent design and materials as shown in the illustrative monument
sign concept identified below. To the greatest extent possible, all electrical elements such as wires, conduits, junction boxes, transformers, and panel boxes shall be

concealed from view. Signs will also include landscaping at the base of the sign that is complementary to the sign design as well as the surrounding landscaping.

12'-0"

. HEATHCOTE
' MARKETPLACE

;I - Neighborhood Name If Applicable -

@SECONDARY SIGNAGE= 30 SF PER SIDE/60 BOTH SIDES (100 SF MAX)

NOTES: THIS DRAWING HAS NOT BEEN REVIEWED BY SCALE: 1/2"=1'-0"
A STRCTURAL ENGINEER. REFER TO STRUCTURAL

ENGINEER'S DRAWINGS FOR FINAL CONSTRUCTION,

SIGNAGE MATERIALS AND ILLUMINATION MAY VARY

BUT WILL BE IN GENERAL CONFORMANCE TO WHAT

IS SHOWN HERE

Potential community name at a later date if applicable
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GREEN INFRASTRUCTURE — BUFFERS & PRESERVATION AREAS

Heathcote Marketplace open space areas will include a community green park, planted streetscape landscape strip, preserved existing wooded areas as a buffer
and a BMP facility. The streetscape planting design will provide visual connectivity along the project frontage roads. The preservation area will be amenitized
with a natural surface trail and an adjacent dog park amenity.

|| Heathcote Marketplace
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GREEN INFRASTRUCTURE — LANDSCAPING GUIDELINES

Heathcote Marketplace residential landscaping shall have
high quality design and materials to provide an attractive

and appealing environment throughout the community.

* A holistic landscape design that provides color, texture,
screening, and enhancement of the architecture can
reinforce the standards of high-quality development.

® The overall landscaping design shall consist of a
variety of trees, shrubs, and ground covers to create a
well-integrated landscape.

® Shrubs and ground covers should be planted in masses
of a single species and in sufficient numbers to create
beds or drifts of plants. Selected plants should provide
strong seasonal and visual interest, and variation in
texture, habitat, color, and flowering time.

* Evergreen trees or shrubs should be used for screening
where possible. The use of indigenous plant materials
should be prioritized.

|| Heathcote Marketplace
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GREEN INFRASTRUCTURE — EXAMPLE LANDSCAPE CONCEPTS

RED & WHITE CRAPE MYRTLESs (LxG or LxN)

‘GOLDEN MOPS FALSECYPRESS (CpF)

DWARF SHRUBS OR GROUNDCOVER
KELSEYI DOGWOOD (CsK)

DWARF SHRUBS OR
* . GROUNDCOVER

RED OR WHITE CRAPE MYRTLES (LxG or LxN)

DWARF SHRUBS OR GROUNDCOVER
6" PARK BENCH ON PAD

KWANZAN CHERRY TREE (PsW)

LIGHTPOST
DWARF SHRUBS OR GROUBDCOVER

SEATING AREA

CONCEPTUAL PLANT PALETTE
Name

Common name

anches Crage Mare

DWE. FOUNTAIN GRASS (PaH)
PINK MULHY GRASS (Mc)
GROUNDCOVER
SHENANDOAH SWITCH GRASS (PvS)

PINK MUHLY GRASS (MC)
AUTUMN JOY STONECROP (StA)

BLUE SWITCH GRASS (PvH)

Heathcote Marketplace
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GREEN INFRASTRUCTURE — STREETSCAPE LANDSCAPING

All internal streets and public roadways shall have street trees, sidewalks, lighting, and landscape areas to encourage pedestrian activity. Street trees are
essential elements of the planned landscape improvements within Heathcote Marketplace and are required on all residential streets. Street trees shall be
of a type that provides a canopy at maturity. Spacing will depend on the final site plan, engineering, and the ultimate sizes of the trees. Streetscape
landscape design along Heathcote Blvd and shared streets with commercial area shall be similar to the landscaping approved with commercial site
approvals. Please note the proffers will govern related to landscaping details.

STREET TREE SELECTIONS

LARGE SHADE TREES (+35" O.C. SPACING)
London Planetree

Platanus x acerifolia
Scarlet Oak

Quercus coccinea
Littleleaf Linden

Tilia cordata 'Greenspire’
Thornless Honeylocust

Gleditsia triacanthos var. inermis

MEDIUM SHADE TREES (£35" O0.C. SPACING)

Yellowwood

Cladrastris kentuckea
Black Gum

Nyssa sylvatica ‘Wildfire’
Red Maple

Acer rubrum ‘October Glory”’
Katsura tree

Cercidiphyllum japonicum
Ginkgo

Ginkgo biloba ‘Autumn Gold’

(£25" 0.C. SPACING)

Armstrong Maple

Acer x freemanii ‘Armstrong’
Princeton Sentry Ginkgo

Ginkgo biloba ‘Princeton Sentry’
Columnar Purple Beech

Faygus sylvatica ‘Dawyck’
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GREEN INFRASTRUCTURE — BUFFERS & PLANTING STRIPS

SHRUBS (TYP)

MEDIUM DECIDUOUS
TREE (TYP)

PLANTING
STRIP C
(~20 FEET)

ARGE DECIDUOUS TREE (TYP)

SMALL FLOWERING TREE (TYP)
LARGE DECIDUOUS TREE (TYP)

LOW SHRUBS (TYP)

)W SHRUBS (TYP)
ALL PLANTING STRIPS: THE DEPICTED PLANTING STRIPS
ARE PROPOSED TO VARY AS NEEDED TO
ACCOMMODATE UTILITIES OR OTHER SITE CONSTRAINTS
BUT WILL AVERAGE TWENTY (20) FEET IN WIDTH WITH A (20FEET)
MINIMUM OF 130 PLANT UNITS PER 100 LINEAR FEET.
PLANTING STRIPS MAY CONTAIN SIDEWALKS AS SHOWN
ON THIS PLAN. SEE THE SUBMITTED DESIGN
GUIDELINES FOR A GRAPHICAL DEPICTION OF THE
PROPOSED LANDSCAPED PLANTING STRIPS.

Heathcote Marketplace
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GREEN INFRASTRUCTURE — BUFFERS & PLANTING STRIPS

PLANTING
STREC LOW SHRUBS (TYP)

LOW SHRUBS (TYP)

HEATHCOTE BOULEVARD ORNAMENTAL GRASS (TYP)

Land Bay B

ALL PLANTING STRIPS: THE DEPICTED PLANTING STRIPS
ARE PROPOSED TO VARY AS NEEDED TO
ACCOMMODATE UTILITIES OR OTHER SITE CONSTRAINTS J 3 \

BUT WILL AVERAGE TWENTY (20) FEET IN WIDTH WITH A LOW SHRUBS (TYP) e 1 ¢ L& bl
MINIMUM OF 130 PLANT UNITS PER 100 LINEAR FEET. | c e i
PLANTING STRIPS MAY CONTAIN SIDEWALKS AS SHOWN
ON THIS PLAN. SEE THE SUBMITTED DESIGN
GUIDELINES FOR A GRAPHICAL DEPICTION OF THE
PROPOSED LANDSCAPED PLANTING STRIPS.

PLANTING

STRIP A
(~20 FEET)

LOW SHRUBS (TYP)

LARGE DECIDUOUS TREE (TYP)

LARGE DECIDUOUS TREE (TYP)

SMALL FLOWERING TREE (TYP)
LOW SHRUBS (TYP)

--_--(. e [T = T 0 [T -Ei Hhmin r'l
)
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e LI LI

(=)
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RESIDENTIAL — SITE PLANNING PRINCIPLES

=

Design Principles: The residential portions of
Heathcote Marketplace will be transition areas both
between commercial uses and Old Carolina Road and
between Heathcote Blvd and the adjacent residential
development to the south and the north.

The community will be designed to be a neighborhood
environment with a blended suburban/urban feel

incorporating some frontload townhomes, but with the

I

majority of the homes to be rear/alley load townhomes
for-sale units that will create attractive and pedestrian-

||
a
|
|
n
-
-
a
]
N
_|

friendly residential streetscapes.

All units will have garages, and the majority will also
have driveways. The community will have an

| |
i

HEEER” IR =P

organized design with attractive front or side facades
facing all surrounding streets. The street and alley
network will incorporate areas of both parallel and
perpendicular parking for guests and will also

[ o [

AEEENEN.

incorporate some sharrows for bicycle connectivity to 5

the road network, the retail, and the open space __‘_"-.’I l'-r'i 1= pTle
amenities. The residential streets will be designed to
encourage slower speeds and facilitate a safe

pedestrian environment for residents and guests.
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RESIDENTIAL — ARCHITECTURAL DESIGN GUIDELINES

HEATHCOTE MARKETPLACE

TYPE F/ TOWNHOUSE UNITS / REAR-LOAD (6' DRIVEWAY)

HTS

w

FRONT FROFERTY LINE
__ CRROW

BUILDIMG TYPE

TYPE F { TOWRHOUSE (REAR-LOAD)

- S MR PROFOSED | DERICTED
j g Eny i) REQUIREMENT | REGUIREMENT |  (¥ES / NO)
Lk FRONT SETRADK FRO
I_.l i SETHE {1} MINIMLIM LOT WIDTH: 20 FEET 16 FEET [MIN] YES
- = () GROUP SETBACK 20 FEET 10 FEET NO
(g z z {3} MAKIMUM BUILDHMNG HEIGHT: 35 FEET 50 FEET MO
i - -
et = z 4} MINIMUM SETBACKS:

Qresaion |5 & {a) FRONT (WITH OFF-STREET PARKING) 10 FEET 5 FEET YES

w TOWHHOUSE E S : . - .
] I (b} FROMT (WITH GARAGE) 20 FEET NI B MO
E | () SETRACK FROM ANY PUBLIC RMGHT-OF-WaY 20 FEET 10 FEET NO
% () SIDE (EMD LINIT) 10 FEET 4 FEET YES
w (&) REAR 20 FEET 6 FEET YES

” - BARAGE (5} MINIMUM SETBACK FOR UNROOFED DECKS,
STOOPS, LANDINGS AND SIMILAR FEATURES

{9} FRONT (WITH OFF-STREET PARKING) 5 FEET 1FEET YES

6 - . . -
o |3 | e [t} FRONT (WITH GARAGE) 15 FEET ) O
na oL {OF e it} SIDE [END LNIT} 10 FEET 5FEET MO
(4} REAR 8 FEET OFEET []8]
PROPOSED PRIVATE ALLEYWAY {6 MINIMUM BUILDING FOOTPRINT 7080 FT. | 64050 FT s

CiL —_

HOTE: APPLICANT PROPOSES TO ALLOW UP TO EIGHT (8) DWELLING UMITS IN ANY INDIVIDUAL TOWNHOUSE ROW.
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RESIDENTIAL — ARCHITECTURAL DESIGN GUIDELINES

HEATHCOTE MARKETPLACE
TYPE F / TOWNHOUSE / REAR-LOAD (18' DRIVEWAY)

BUILDING TYPE TYPE F ! TOWNHOUSE (REAR-LOAD)
[ PR FROPOSED DEPICTED
1 b @ RECUSREMENT | REQUIREMENT | (FES / NO)
I ETEAH WK EROMT
_I T BN BETEC (1} MINIMUK LT WIDTH: HFEET | 16 FEET [MIN) YES
- “ (2] GROUP SETBACK: 20 FEET 10 FEET WO
(s £ z (3] MAXIMUAM BUILDING HEIGHT: 35 FEET 50 FEET NO
SO0 i ]
| selmex £ 3 4] MINIWLIN SETBACKS:
(DReAR LOAD X i ERONT (WITH OFF-STREET PARKING, : T
IREARLORD E % ial W ) il FEET 5FEE YES
(b} FRONT (WITH GARAGE) 20 FEET KO CHANGE (sl
2 {c) SETBACK FROM ANY PUBLIC RIGHT-OF-WAY 20 FEET 10 FEET MO
E i) SIDE (EMD LINIT) 10 FEET & FEET YES
g {e] REAR 20 FEET 15 FEET YES
w GARAGE GARAEE {5} MINIMUN SETEACK FOR UNROOFED DECKS,
& STOOPS, LANDIMGS AND SIMILAR FEATURES
| (8] FRONT (WITH OFF-STREET PARKING) 5FEET 1FEET YES
| ; I (&) FROMT (WITH GARAGE) 15 FEET Wik MO
UMD DO, |
T |_J o ) {c) SIDE [END UNIT} 10 FEET 8 FEET ND
e AE {d] REAR 8 FEET MO CHANGE NO
ERTEalx  DHRE
U REAR FRQP {6} MINIMLIK BUILDING FOOTPRINT TAOSRLFT. | 640 3Q.FT. MO
| e P Ll

HOTE: APPLICANT PROPOSES TO ALLOW UP TO EIGHT (B) DWELLING UMITS IM ANY IMDIVIDUAL TOWNHOUSE ROW.

PROPOSED PRIVATE ALLEYWAY

—_— GiL —_—
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RESIDENTIAL — ARCHITECTURAL DESIGN GUIDELINES

HEATHCOTE MARKETPLACE
TYPE F / TOWNHOUSE / FRONT-LOAD

wn

REAR PROPERTY LINE

::ilr@l e 2_%;'%“‘:_ f;l ®I g BUILDING TYRE: TYPE F | TOWNHOUSE (FRONT-LOAD)
s - —d o [§ megwe 8 PIR FROPOSED | DEPIGTED
[ | F I £ REQUIREMENT | RECUIREMENT | (YES /NOY)
ToFTESAL | (1] MINIKIUR LOT WIOTH: 0 FEET 16 FEET {MIN) ¥ES
- 2] GROUP SETBACK: 20 FEET 10 FEET MO
lg'_:&m 3] MAXIMUM BUILDING HEIGHT: 35 FEET 50 FEET N
SN N 4] MINIUM SETBACKS:
- TONHOUSE 3] FRONT [WITH OFF-5TREET PARKING) IDFEET | MO CHANGE KO
= o) FRONT (WITH GARAGE) o0 FEET 16 FEET YES
% o) SETEAGH FROM ANY PUBLIC RIGHT-GE-WAY 20 FEET 10 FEET MO
i 1) SIDE (END UNIT) 10 FEET 5 FEET YES
. - 2] REAR. 20 FEET 15 FEET YES
| ARAGE 5] MINIMLM SETBACK FOR UNROOFED DECHS,
I STOOPS, LANDINGS AND SIMILAR FEATURES:
2] FRONT (WITH OFF-STREET PARRING) BFEET | WO CHANGE MO
T l'B ] u ) FRONT (WITH GARAGE) 15 FEET 13 FEET YES
L i {a) SIDE (END UNIT) 10 FEET B FEET YES
s - =_§_' i) REAR B FEET 2 FEET YES
o T & oo {) MINIMLUM BLILDING FOOTPRINT T205C FT. | G405@FT, WO
l g é ='&:F MNOTE: APPLICANT PROPOSES TO ALLOW LUP TO EIGHT (8) WELLING UNITS IN ANY INDIVIDUAL TOWNHCLUSE ROW

PROFPOSED PRIVATE ALLEYWAY

—_— il —_
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RESIDENTIAL — ARCHITECTURAL DESIGN GUIDELINES

Design Principles:

Architectural design, materials, and detailing of the neighborhood must be aesthetically ®

pleasing on all facades with particular attention being given to end wall elevations and

rear elevations which are visible from streets and public gathering places.

The community may have a more traditional suburban townhouse community
character in overall feel. However, more contemporary color palettes and flat roof
architecture or appearance may be provided. Building form, scale, and proportions

shall be harmonious with the design of adjacent buildings. Rooftop decks may be

offered as options.

Most townhouse units will have rear alley-load garages to facilitate pedestrian friendly

streetscapes. Townhouse units that back to perimeter buffers may have front garage

doors and driveways.

Standards:

All building facades shall incorporate design detail, articulation and quality materials

and honor the following standards:

Exterior building materials utilized for all residential structures may include brick,
real wood, cementitious or fiberboard siding or similar material. Vinyl siding is not
permitted.

Trim and detailing must be precast, wood, simulated wood product, painted pre-
finished, the same on three sides, and shall reinforce the character or architectural
style of the building.

An unbroken, single plane fagade which comprises the entire front elevation of

single-family attached units may be utilized.

Windows shall be included on all end elevations of single-family attached-type
units.

The rear elevations of all residential structures shall not face major roadways
Sides of high-visibility end-unit single-family attached residential structures shall
contain the same materials as front elevations.

Rear elevations of single-family attached residential structures visible from the
public right-of-way shall have upgraded trim detail levels and shall have no more
than two adjacent units with the same siding color.

Windows may be vinyl or vinyl clad.

Front elevations of buildings containing single-family attached units shall
incorporate multiple features like feature windows, covered entrances, dormers,
reverse gables, stoops and porches to add interest and character to the overall
building elevations.

Any roof features and accents on single-family attached structures should be
proportional to the design of the building. Intermixing gable roofs and hipped
roofs is encouraged to promote a visually exciting and animated streetscape. Where
architecturally appropriate, roofs shall provide articulation and variation to divide
the massiveness of the roof.

Gutters and downspouts should complement the architectural design in color,

shape, and location.
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RESIDENTIAL — ARCHITECTURAL DESIGN GUIDELINES

Accessory structures, porches, balconies, decks and
driveways: Traditional uses of intermediate spaces
between the public and private realms, such as porches,
stoops and roof top decks are desired to help to create
streetscape appeal and facilitate community interaction. A= -]

n H TN |
Residents do have a right to create private areas and spaces . i o |
. . . . . £ | MER
but should do so in conjunction with the following : Ml MR LR
guidelines:

* Wing walls may be used for creating privacy if
consistent with the architectural style but should be
integrated and not appear as separate or add-on

TN e
.0 CR TR

“ | |
the architecture is integrated with the style and specific L - "

elements.
* Stoops and covered entrances on front, sides, and in
view of streets or public places shall be painted, unless

design of the home.

* Roof top and rear decks should be designed to
highlight unit identity and to help create residential
scale. They should be an integral part of the design and
should not appear as separate or add-on elements.

* All walks are to be concrete or brick/concrete pavers.

* Driveways shall be either asphalt, concrete or

brick/concrete paver.
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Virginia Proffer Solutions
Data Driven Proffer Analysis™

Heathcote Marketplace Rezoning
REZ2024-00030
Buchanan Partners

July 30, 2024
School Board Reply: School Board staff’s replies to the developer’s responses are set out
below.

Response to School Board Comments regarding Virginia Proffer Solutions Impact Analysis
for Heathcote Marketplace:

This Memorandum is not intended to provide legal advice, but rather to set forth Virginia
Proffer Solutions’understanding of the Applicable Law. To the extent legal advice is deemed
necessary, it shall be provided, as applicable, by the Applicant’s Attorney and the County
Attorney.

Virginia Proffer Solutions has reviewed the School Board’s comments regarding the above
referenced project. Virginia Proffer Solutions always strives to provide data, information and
analysis that is accurate and specific and that complies with the applicable law as we understand
it. Our goal is to present proffer amounts that are reasonable under Section 15.2-2303.4 of the
Code of Virginia and that do not violate the constitutional limitations applicable to proffers. We
believe this provides protection for all parties in light of:

1. Virginia Code Section 15.2-2208.1 that imposes potential liability on jurisdictions for
requesting or suggesting unconstitutional proffers;
il. The need to make and accept proffers that are not later found to be unenforceable;

iii. A developer’s Fifth Amendment rights under the U.S. Constitution as applied in the
Nollan, Dolan and Koontz cases and Article 1 of the Virginia Constitution as
interpreted by the applicable case law including the Cupp and Rowe cases; and

iv. A developer’s desire to voluntarily provide an enforceable proffer to mitigate impacts.

With that in mind, we offer the following responses to the School Board’s comments:

©Copyright 2024, Impact Analysis, t/a Virginia Proffer Solutions



Comment: The School Board objects to deleting “by right” and “ADU” units.

Response: Profters are to be used to mitigate the incremental impacts resulting from a
rezoning. “By right” units can be built with no proffers and the failure to delete them will
overstate the incremental impact which may violate the proportionality requirement under the
Fifth Amendment. In addition, the objection to deducting “by right” units appears to clearly
violate Section 15.2-2303.4A of the Code of Virginia, which provides, in part, “new residential
development means one that results in either one or more additional dwelling units, or otherwise
fewer residential dwelling units,....beyond what may be permitted by right under the then
existing zoning of the property...” (emphasis added). Inclusion of these units would thus make a
proffer unreasonable under the Proffer Statute.

With regard to “ADU” units, the Prince William County Comprehensive Plan provides
guiding principles under the Housing Plan. One of these principles calls for the development of
implementation tools for residents and the development community to provide for the
construction and financing of affordable dwelling units (Policy 3). In addition, Housing Policy H
3.2 encourages residential development to incorporate affordable dwelling units. The chapter
further recognizes that the proffering and construction of ADU units is voluntary, not mandatory
and therefore, the Plan includes incentives in Appendix A. The first listed incentive is “Reduce or
eliminate voluntary monetary contributions for mitigation of off-site development impacts for
affordable units.”

Recent actions by the Prince William County Board of Supervisors has reinforced the
Board’s commitment to the addition of Affordable Dwelling Units in the County. Therefore, the
statement that ADU units should be removed when calculating proffers appears to be in direct
conflict with the County’s Comprehensive Plan and the stated Housing Goals of the County.

School Board Staff Reply (1): The contents of the School Board’s development impact
statement should not be interpreted as any demand or objection. The School Board provided a

development impact statement from its own perspective. Space may exist between the practical
impacts attributable to a development and those impacts that may properly be addressed within
proffered development conditions. The developer and the County are responsible for
implementing the legal or policy requirements referenced above in the developer’s response.

Comment: The School Board bases its analysis on a total of 260 units, while the Virginia Proffer
Analysis utilizes 249 units.

Response: The Virginia Proffer Solutions proffer analysis uses a net of 235 units which
results from the deduction of the (1) by right and (24) ADU units. For the reasons stated above, it
is our opinion that the inclusion of these units would violate applicable law and County Policy.

School Board Staff Reply (2): See our preceding Reply (1), above.
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Comment: The School Board objects to the inclusion of portable classrooms in its
capacity analysis.

Response: Virginia Code Section 15.2-2303.4 C provides that a proffer is unreasonable
unless the proposed project creates a need for a public facility improvement “....in excess of
existing public facility capacity.” It goes on to define a public school facility improvement as
“including construction of new primary and secondary schools, or expansion of existing primary
and secondary public schools, to include all buildings, structures, parking, and other costs
directly related thereto.” Virginia Code Section 36-97 states that a “Building means a
combination of any materials, whether portable or fixed, having a roof to form a structure for the
use or occupancy by persons or property.” (Emphasis added.) It also define a structure as “an
assembly of materials forming a construction for occupancy or use...”

The School Board is currently utilizing portable classrooms that are within the definition
of building and structure to expand capacity at existing schools. The Board recognizes and
acknowledges that this is one method utilized to provide capacity, particularly when no new
schools that will serve the Project are included in the CIP.

The School’s CIP states, in Appendix B that:

“Alternative Solutions to School Overcrowding” includes “...placement of portable
classrooms...” (Emphasis Added) In addition, as noted in our analysis, there is adequate capacity
in the planning area for the students generated by the Project.

Based on the statutory provisions and the language in the School Board’s CIP, we continue
to believe capacity provided by portable classrooms must be considered. In our opinion, a proffer
based on the cost of a new school when, in fact, portable classrooms or redistricting will be used
instead, would clearly overstate the Project’s roughly proportionate share of costs contrary to the
constitutional requirements as set out in the Nollan, Dolan, Koontz and applicable Virginia cases.

School Board Staff Reply (3): The School Board’s development impact statement
specifies that: “Portable classrooms do not add permanent capacity and are not included in

the calculation of a school’s capacity or the assessment of assigned schools being able to
adequately accommodate students.” This statement accurately describes how the School Board
itself approaches the task of estimating the capacity of existing public school facilities to meet
future needs. If, for legal or policy reasons relating to proffers, the developer and Prince
William County determine that portable classroom units should be counted when calculating
the capacity of existing public school facilities to accommodate students who will reside within
the development in the future, the developer and the County can take that into account
between themselves, in deciding the weight to be given the School Board’s capacity analysis.

Comment: Current and projected enrollment at the assigned elementary and middle school exceed
100% of capacity.
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Response: We agree with the capacity analysis. However, Virginia Code Section 15.2-
2303.4 C.1 specifies that a proffer is unreasonable unless “each such new residential development
receives a direct and material benefit from a proffer.”

The current school CIP does not include the construction of any new schools or the
expansion of existing school buildings, including the addition of more modular units that will serve
the Project. Therefore, there is no evidence that a proffer will result in a direct and material benefit
to the Project. In addition, we note that even when a new school is proposed, the School Board has
taken the position that capacity from the new school cannot be considered until the boundaries of
the new school are established.

School Board Staff Reply (4): The School Board disagrees that whether or not the
development receives a direct and material benefit is determined by whether, at the time the
development application is pending, the School CIP includes specific project(s). Localities are
allowed to assess existing school capacity relative to projections specifically attributable to the

[proposed| new residential development or use. If a developer chooses to make any proffers, it
is incumbent upon the developer to provide wording sufficient to specify the benefit to be
achieved, and to ensure that future implementation of the proffers will result in the desired
direct and material benefit (i.e. the wording of a proffer, as drafted by the developer itself, is the
key factor that determines how proffered cash can be expended by a locality in the future).

The School Board’s development impact statement simply [accurately] notes that “[t]he
applicant’s Proffer Statement dated February 24, 2024, does not propose any mitigation for the
students generated by this application”. The School Board has no opinion as to whether the
developer should or should not offer any such mitigation. See School Board Staff Replies (1)
and (2), above. The School Board understands that the developer is not legally obligated to offer
mitigation, and the County is not permitted under Virginia law to deny approval of the
application on the grounds that no mitigation is proffered.

Comment: The high school serving the Project is currently over capacity, but capacity will be
available in the future.

Response: We agree but see the discussion above as there is no new high school planned
in the CIP that will provide a direct and material benefit to the Project.

School Board Reply (5): The School Board disagrees that whether or not the
development receives a direct and material benefit is determined by whether, at the time the

development application is pending, the School’s CIP includes any specific project(s). See
School Board’s Reply (4), above.
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Comment: The School Board suggests proffers should be calculated on a “supported method” and
specifies one such method.

Response: The calculation of proffers involves several scenarios. First, if there is no school
in the CIP that will serve the Project, there is no evidence that the development will receive a direct
and material benefit from the proffer, and therefore, any proffer would be unreasonable under
Virginia Code Section 15.2-2303.4 C.1. That is the situation in this case as there are no schools in
the CIP that will provide a direct and material benefit to the proposed Heathcote Marketplace
Development. Second, there may be a school in the CIP that serves the Project. In that case, the
capacity, timing, location and cost are known and therefore information is available to reasonably
calculate a proffer that meets the nexus and roughly proportionate constitutional standards.

The third scenario is that the Applicant decides to offer a proffer pursuant to Section 15.2-
2303.4D.1 of the Code of Virginia, which states “notwithstanding the provision of Subsection C.1
an applicant or owner may...submit any onsite or offsite proffer that the owner and applicant deem
reasonable and appropriate.” (Emphasis added.) This language clearly allocates the determination
of reasonableness, including the amount of the proffer, exclusively to the applicant and owner, not
the reviewing agency. Subsection 2 of Section D provides “failure to submit proffers as set forth
in Subsection 1 shall not be a basis for the denial of any rezoning or proffer condition amendment
application.”

While an applicant may choose to utilize a methodology approved by the school system,
the applicant, under the statute, is not obligated to do so. However, the Schools’ comment states
that the School System will be concerned “unless proffers, which are submitted on a supported
method, are offered.” In other words, the D.1 proffer should be calculated as directed by the School
System. It appears that this approach is directly contrary to the language of Section D.1. Following
the approach of the School System would result in the School System indirectly suggesting a
specific amount for the proffer, usurping the applicant’s unilateral discretion under the statute to
make the determination of reasonableness. This harkens a return to the equivalent of the proffer
schedules that were rescinded in light of the U.S. Supreme Court Koontz case and the Virginia
Supreme Court Reed s Landing case.

Virginia Proffer Solutions looks forward to the School Board’s response to this
memorandum and to future discussion regarding school proffers. We would also like clarification
of the Schools’ comment, which we find confusing, that “Any Project that puts any of its assigned
schools over capacity would include, but not be limited to, consideration of school redistribution,
internal reconfiguration, classroom additions or new school where warranted,” particularly since
the other methods described in the School’s CIP, such as the use of modular units, are not
mentioned.
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School Board Staff Reply (6): the developer, of course, is the ultimate arbiter of whether
a proffer should be offered and/or of how to calculate the amount of any cash being proffered.
1t is not the position of the School Board that no other method other than the state’s building
construction cost guidelines would be supportable; however, this particular application offers

no mitigation calculated by other methods.

We are happy to provide this written response to assist with your understanding of the
data and analysis presented within the School Board’s impact statement. Going forward,
however, any ongoing discussions of the development application and the weight to be given to
School data and analysis—in the special context of the development application process—
should be exclusively between the developer and the County.
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Virginia Proffer Solutions
Data Driven Proffer Analysis™

Resubmission Memorandum
April 8, 2025
Heathcote Marketplace Resubmission
REZ: 2024-00030

Heathcote Marketplace is a project proposed by Buchanan Partners in the Gainesville
Magisterial District. At their request, Virginia Proffer Solutions prepared a Proffer Analysis, dated
February 24, 2024, based on a proposed rezoning for 64 multifamily units and 196 single family
attached units. The Prince William County School System responded to our Proffer Analysis with
an Impact Analysis dated June 6, 2024. We subsequently responded to the Schools’ analysis with
a memorandum dated June 16, 2024, and received a response from the Schools’ on July 30, 2024.

We have been advised that the Applicant is preparing to submit a revised development
program that eliminates the multifamily component of the project and reduces the total number of
units by 28 units. In addition, since our February 24, 2024, report, the school system has reduced
its student attendance projections and issued new student generation factors for the different types
of units. As a result, our original analysis is very conservative in its findings and it is likely the
subsequent changes in density will cause a reduced impact, particularly on the school system.

Based on the above, and given the likely outcome that an update to the February 24, 2024
Analysis will show reduced impact on the school system, the Applicant believes it would be
prudent to review the County and School comments on the new submission in order to determine
if an updated analysis is warranted.

Heathcote Marketplace.Vanderpool Schools Memo.4.8.25 (P1532132-2).DOCX



HISTORICAL COMMISSION RESOLUTION

MOTION: PORTA

SECOND: BURGESS

RE: LAND DEVELOPMENT RECOMMENDATIONS

ACTION: APPROVED

June 11, 2024
Regular Meeting
Res. No. 24-039

WHEREAS, the Prince William County Historical Commission seeks to
identify, preserve and protect historic sites and structures in Prince William County; and

WHEREAS, the Prince William County Historical Commission’s review of
pending land development applications assists in determining the necessity for cultural

resource surveys and other research and evaluations; and

WHEREAS, the Prince William County Historical Commission believes that the
identification, preservation and protection of historic sites and structures throughout
Prince William County is well served by this action;

NOW, THEREFORE, BE IT RESOLVED, that the Prince William County
Historical Commission does hereby recommend to the Prince William County Planning

Commission the action(s) noted for the following properties:

Case Number

Name

Recommendation

REZ2024-00034

Hawthorn at Kettle Run

No Further Work

REZ2024-00035

Alderwood at Kettle Run

No Further Work

REZ2024-00002 Balls Ford Road Crossing Table
2" Submission
Thomas Farm at Bristow Station Table

REZ2023-00031

3" Submission

REZ2024-00039

Manassas Mall Mixed Use Rezoning

Phase | Archaeology Survey and
Phase Il Level Historical
Research on all three rezoning
parcels.

REZ2024-00036

Longleaf at Kettle Run

Table




June 11, 2024
Regular Meeting
Res. No. 24-039
Page 2

Case Number

Name

Recommendation

REZ2024-00030

Heathcote Marketplace Residential

Phase | study and Metal
Detector Survey, and if
warranted, Phase Il evaluation
and Phase Il data recovery
study. Artifacts to be donated
to and curated with the County.

REZ2024-00037

North Carters Grove

No Further Work

REZ2024-00040

Belmont Bay Proffer Amendment

No Further Work

SUP2024-00036

Belmont Bay SUP Amendment

No Further Work

SUP2024-00038

Chase Bank at Stonewall Shops
Square

No Further Work

Votes:

Ayes: by acclamation

Nays: None

Absent from Vote: None
Absent from Meeting: Brace, Brickley, Kulick

MOTION CARRIED

ATTEST: W ZM |

Secretary to the Commission



Kobra Babaei
Highlight
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