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MOTION: December 10, 2025

Regular Meeting
SECOND: Res. No. 25-xxx
RE: SPECIAL USE PERMIT AMENDMENT (SUP), SUP2024-00036, Belmont Bay

WOODBRIDGE MAGISTERIAL DISTRICT
ACTION:

WHEREAS, this is a request for special use permit amendment associated with #99-
0014, Belmont Town Center, to amend the uses within the Marina Overlook district and to remove
areas from the special use permit area that are no longer part of the Town Center area on
+15.8acres; and

WHEREAS, the subject properties are located in the Belmont Bay community, which
is east of the Route 1 (Richmond Hwy) corridor and northeast of the intersection of Route 1 and
Dawson Beach Road. Marina Overlook is abutting the marina to the north, running parallel with
Harbor Side Street. Taylor Point is at the southeastern point of the community with access from
Belmont Bay Drive and Harbor Side Street. Belmont Landing is at the southern and southwestern
portion of the community with access via Chrisswind Ave. These applications involve
approximately 159.76 acres and are identified on County maps as GPINs 8492-43-5597, 8492-44-
0370, 8492-44-5722, 8492-44-1022, 8492-53-7716, 8492-32-4965 (part), 8492-34-3596, 8492-43-
4228 (part), and 8492-32-5196 (part); and

WHEREAS, the site is designated MU-4, Mixed Use with Transect 4, and RN-2/3,
Residential Neighborhood, in the Comprehensive Plan; and

WHEREAS, the site is zoned PMD, Planned Mixed District; and within the Resource
Protection Area Overlay, Environmental Resource Protection Overlay, Agritourism and Arts
Overlay, 100-year and 500-year Flood Hazard Overlay Districts; and

WHEREAS, staff has reviewed the subject application and recommend 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 December 10, 2025, 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;
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NOW, THEREFORE, BE IT RESOLVED that the Prince William County Planning
Commission does hereby close the public hearing and recommends approval of Special Use Permit
Amendment, SUP2024-00036, Belmont Bay, subject to the SUP Conditions dated October 31, 2025.

Attachment: Conditions Statement dated October 31, 2025.

Votes:

Ayes:

Nays:

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

MOTION CARRIED

Attest:

Oly Pefia
Clerk to the Planning Commission
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SPECIAL USE PERMIT CONDITIONS
#SUP2024-00036, Belmont Bay Town Center SUP Amendment
Applicant: Miller & Smith
Owner: Belmont Town Center Associates, LLC, Blocks B&C, LLC, Belmont Bay,
L.C., & Blocks J&K, LLC
Woodbridge Magisterial District Prince William County GPINs 8492-43- 5597,
8492-44-0370, 8492-44-5722, 8492-44-1022, 8492-53-7716, 8492-32-4965 (part),
8492-43-4228 (part), and 8492-32-5196 (part) (collectively the “Property”)
Special Use Permit Area: * 15.8 acres
Zoning: PMD, Planned Mixed District
Magisterial District: Woodbridge
Date: October 31, 2025

The following conditions are intended to offset the impacts of the proposal and to render
the application consistent with the applicable chapters of the Comprehensive Plan and
the surrounding areas and shall supersede the conditions approved with SUP #99-0014,
Belmont Town Center, Marina and Boat Sales. In the event the above-referenced special
use permit amendment is not granted as applied for by the Applicant, these conditions
shall be withdrawn and are null and void and the conditions associated with SUP #99-
0014, Belmont Town Center, Marina and Boat Sales shall be and remain in full force and
effect.

If the conditions of this Special Use Permit or the Special Use Permit Plan (the “Plan”)
are in conflict with the Zoning Ordinance, and/or the Design and Construction Standards
Manual (DCSM), the more restrictive standards shall apply, except as specifically allowed
by this special use permit.

The Applicant shall file a site plan within one (1) year of approval of this special use permit
by the Board of County Supervisors and shall have up to five (5) years from the date of
final site plan approval to commence the proposed use. Issuance of an occupancy permit
constitutes commencement of the use.

SITE DEVELOPMENT
1. Plans: The Property shall be developed in substantial conformance with the
Special Use Permit Plan entitled “Belmont Bay Special Use Permit,” prepared by

Dewberry Engineers Inc., dated October 31, 2025, consisting of the following
sheets:

. Cover Sheet
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o Special Use Permit Plan
o Transportation & Utility Plan
o Street Sections
o Road Designations
o Marina Overlook lllustrative
2. Design Guidelines: Development on the Property shall be in substantial

conformance with the design concepts and details set forth in the Design
Guidelines entitled “Design Guidelines & Development Code — Marina Overlook,
Belmont Landing, and Taylor Point,” dated October 31, 2025 (the “Design
Guidelines”). Minor modifications to the Design Guidelines may be made at the
time of final site/subdivision plan. More substantial modifications to the Design
Guidelines may be approved by the Prince William County Planning Director, or
its designee, who shall notify the Applicant what has been determined in regard to
the modification’s consistency with the Design Guidelines. The Applicant shall not
approve any such substantive amendment found to be inconsistent by the
Planning Director. Changes to allow additional building materials may be approved
by the Planning Director or his/her designee prior to the issuance of the building
permit. Compliance with this proffer shall be evidenced with the submission of
building elevations to the Development Services Land Development Division at
least two weeks prior to the request for a building permit release letter.

3. Design Review Committee: In accordance with the Design Guidelines, a Design
Review Committee ("DRC") will be established to implement the Design
Guidelines. The DRC shall be responsible for the review and approval of all plans
for development on the Property to ensure that such plans are in conformance with
the design concepts and details set forth in the Design Guidelines.

4, Outdoor Display & Storage of Merchandise: The outdoor display and storage of
merchandise shall only be allowed in accordance with Section 32-400.08 of the
Zoning Ordinance.

5. Gates for Refuse Storage: Gates for any refuse storage areas shall remain closed
when refuse containers are not being accessed.

6. Landscaping: Landscaping shall be provided in substantial conformance with the
SUP Plan. A minimum of eighty-five percent (85%) of all new plantings on the
Property shall be drought-resistant and native to Virginia in accordance with the
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10.

11.

12.

Design and Construction Standards Manual ("“DCSM”). The aforementioned does
not prohibit the plantings of Crape Myrtles.

Property Removal: As shown on the SUP Plan, portions of GPIN 8492-53-7716,
8492-32-4965, 8492-43-4228, and 8492-32-5196 shall be subject to the special
use permit conditions associated with SUP #99-0014 or these special use permit
conditions.

TRANSPORTATION

FAR & Density Tabulations: At the time of sketch plan approval for each section or
phase of the Town Center, a cumulative total of all land use activities in the Town
Center (i.e., FAR and density tabulations) shall be provided.

On-street Parking: The control and enforcement of the on-street parking shall
ultimately be the responsivity of homeowners associations and/or business
associations established for such purpose, such control may include but shall not
be limited to implementation of parking permit, stickers, meters, fines, any
combination thereof or other techniques to be established by the association(s).

Overnight Parking: The covenants on the Property shall prohibit the overnight
parking of service vehicles, recreational vehicles, boats, trailers, and heavy trucks
within the development, except when the designated use is for the purpose of
providing a service using the above-mentioned vehicles (i.e. boat sales). This shall
not preclude parking and storage of construction vehicles during development of
the Property.

Drainage Easement: If required by VDOT at final site plan, a perpetual
maintenance/drainage easement shall be provided on streets with the right-of-way
line coinciding with the back of curb.

Underground Stormwater Management Facility: The Applicant may have
underground stormwater management facilities on the Property. In the event an
underground stormwater management facility(ies) is provided on the Property, the
following shall apply:

a. Maintenance: Any underground stormwater management facility(ies)
constructed on the Property shall be fully maintained by the Homeowners
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Association (“HOA”) or similar association that is responsible for the
maintenance of all commonly owned facilities on the Property. The County
will not maintain or accept responsibility for the maintenance of the
underground stormwater management facility(ies).
b. Escrow: The Applicant shall provide in an escrow for the benefit of the HOA

an amount equal to (i) 20 years of annual maintenance for the underground
stormwater management facility(ies); and (ii) 25% of the replacement costs
for the underground stormwater management facility(ies). Said escrow
amount shall be determined by the Applicant’s civil engineer in consultation
with the Director of the Department of Public Works, or its designee, and
the underground stormwater management facility(ies) manufacturer and
shall be shown on the final site or subdivision plans. Prior to bond release
the Applicant shall place the approved escrow amounts in an account
benefiting the HOA and provide proof of deposit in said account to the
Department of Public Works.

MARINA REGULATIONS

13.  Approval is hereby granted for the development of a marina as permitted in Section
32-401.13(13) of the Zoning Ordinance and in accordance with the following:

a. Special Use Permit Plan: The marina site shall be developed in substantial
accordance with the Special Use Permit Plan. Minor modifications such as
the location of the dock masters building and the arrangement of boat slips
may be made in order to address comments of a Joint Permit Application.

b. Boat Slips The marina shall be limited to a maximum of 163 rental or
condominium boat slips. No commercial fishing boats shall be operated
from the marina. No tank barge or other fuel supply vessel shall be
permitted within the marina basin. The outdoor storage of boats (inland)
shall not be permitted.

C. Dry Storage of Boats: No dry storage of boats shall be allowed. No major
boat service/repairs shall be allowed such as hull, rigging or engine repairs.
Only minor repairs such as winterization of the boats shall be allowed.
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d. Hazardous Materials: No gasoline, oil, solvents, anti-freeze or other
petroleum products or other hazardous substances shall be discharged into
the public sewer system. The owners/operator shall employ appropriate
safeguards to prevent these products from being discharged from boats into
the boat sewage pump station. Waste oil and other similar pollutants shall
be properly contained and disposed of in accordance with all pertinent

ordinances and regulations.

e. Underground Storage Tanks: Any underground petroleum storage tanks
shall be double-walled fiberglass construction with interstitial leak detection

device.

f. Fuel Pumps: The fuel pumps shall incorporate automatic shut-off controls

to prevent spills.

g. Emergency Spill Notification: The owner/operator of the marina shall
prepare an emergency spill notification contingency plan and have same
posted on the premises before the issuance of any occupancy permit. The
owner/operator shall be responsible for notifying the Fire Marshall’'s Office
immediately in the event of a spill of any petroleum product or chemical
waste on the Property. The owner/operator shall assume responsibility for
all public or private expenses incurred in the clean-up of a product spill on

the site.

h. Boats Used as Residences: No more than ten percent (10%) of the slips
shall be occupied by boats that are used as a domicile or residence.

i. Refuse Removal: The owner/operator shall perform routine maintenance

and trash pickup on the site.

J- Loudspeakers: No loudspeakers shall be used on the site.

BOAT SALES

14.  Approval is hereby granted for boat sales and related uses in the area located
around the marina as permitted in Section 32-401.13 of the Zoning Ordinance and

in accordance with the following:
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a. Boat sales shall be permitted in Marina Overlook.
b. The permanent outdoor storage or display of boats, boat parts and related

equipment shall be prohibited.

WAIVERS & MODIFICATIONS

15.  Pursuant to Section 32-280.34 of the Zoning Ordinance, approval of the subject
special use permit shall constitute a waiver/modification of the following:

a. Modification of Section 32-201.18 of the Zoning Ordinance to waive the 15
ft. wide landscaped area around public use sites, such as telephone

switching station, power substation, etc.

b. Waiver of Sections 32-250.10 and 32-400.16 of the Zoning Ordinance in
order to allow parking as a principal use on subdivided lots, regardless of
ownership, located within the Town Center and to allow more than fifty
percent (50%) of the required parking to be located on a separate parcel.

C. Waiver of Sections 32-250.31 of the Zoning Ordinance and 802.11 and
802.12 of the DCSM waiving the buffer between commercial, office and
other nonresidential uses and residential uses within the planned

development district.

d. Modification of Sections 32-250.40 through 32-250.44 of the Zoning
Ordinance and 802.20, 802.21, 802.30 and 802.31 of the DCSM to allow
implementation of tree canopy and open space requirements over the entire

Property.

e. Modification of Section 32-280.31.7(a) of the Zoning Ordinance to allow

multiple and/or tiered owner associations.

f. Modification of Section 32-280.31.7(b) of the Zoning Ordinance to not

specifically state the Design Guidelines in the CCRC.

g. Modification of Section 32-280.31.7(j) of the Zoning Ordinance to allow for
modification of conditions, covenants and restrictions in accordance with

standard practice during developer control of project.
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h. Modification of Section 32-280.35 to delete the items required to be included
in the Design Guidelines which are not currently included within the Design

Guidelines.

i. Modification of Section 32-280.61.2(a) of the Zoning Ordinance to allow rear

yards of townhouses to be less than 30 ft.

- Modification of Section 32-280.61.2(e) of the Zoning Ordinance to allow a
reduced building separation of 5 ft. rather than 20 ft. and to allow more than

8 townhouse units to a group.

k. Pursuant to Section 32-300.05.4, modification of Section 32-306.12.6.F(3)
to increase the maximum building height to 50 ft. the single family attached
units as shown on the Development Code and in the Design Guidelines.

l. Modification of Sections 32-306.10, 32-306.12.6.F and 32-306.12.6.G of the
Zoning Ordinance to allow for the housing types, as depicted on the SUP

Plan and Design Guidelines.

m. Waiver of Sections 32-405.04(4) of the Zoning Ordinance and 802.47.B of
the DCSM of the peripheral buffer in its entirety for the Property and
implement the landscaping and buffers as shown on the Master Zoning

Plan.

n. Waiver of Section 32-405.04(7) of the Zoning Ordinance to allow the
residential use to exceed 35% of the gross land area of the PMD as

generally shown on the Land Use Plan.

0. Modification of Section 32-700.51.1 of the Zoning Ordinance to allow the
following items to be omitted from town center street grid plan: private
streets, shared access driveways, delivery vehicles access, and loading.

p. Waiver of Section 32-700.51.3 of the Zoning Ordinance requiring a Phasing

Plan.

g. Modification of Section 32-700.51.4 of the Zoning Ordinance requiring

Community Facilities & Infrastructure Analysis & Plan.
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r. Waiver of Section 32-700.51.7 of the Zoning Ordinance requiring a

Contingency Plan.

S. Waiver of Section 32-700.55(1) of the Zoning Ordinance to provide flexibility

with reference to the implementation of the special use permit.

t. Modification of Section 32-700.51.2 of the Zoning Ordinance to allow the
following items to be omitted from schematic land use plan; recreation and

tree preservation.

u. Modification of Section 125.01.1 of the DCSM to reduce the required

common or shared easement width from 15 ft. to 10 ft.

V. Modification of Section 602.07.T. of the DCSM to allow driveways to be

greater than 35% or more than 720 SF.

w. Waiver of Section 602.14.H of the DCSM requiring a cul-de-sac at the end

of privately maintained travelways.

X. Modification of Section 610.06.B of the DSCM to allow for parking to be
provided off-site or greater than 150 feet of each dwelling unit measured

over sidewalks or other paved surfaces.

y. Modification of DCSM Details 650.06 to allow street sections in accordance

with the street sections shown on the MZP.

z. Waiver of Section 32-250.31 of the Zoning Ordinance and 802.47 of the
DCSM requirement for a 15-foot-wide landscape area around community

recreation sites.
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PC Meeting Date: December 10, 2025
Agenda Title: Proffer Amendment, REZ2024-00040 &
Special Use Permit Amendment, SUP2024-00036, Belmont Bay
District Impact: Woodbridge Magisterial District
Requested Action: Recommend Approval of Belmont Bay Proffer Amendment, REZ2024-

00040, subject to proffers dated November 12, 2025, and the MZP dated
October 31, 2025, and Special Use Permit Amendment, SUP2024-00036,
subject to the conditions dated October 31, 2025, and SUP Plan dated
October 31, 2025.
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EXECUTIVE SUMMARY

This proffer amendment request is proposing to modify the land bays and uses from Rezoning #99-
0022. The Applicant is seeking to construct the remaining approved units within the Belmont Bay
areas and reduce the remaining commercial uses within Belmont Bay to +20,500 sq. ft. In addition,
the Applicantis proposing a height modification as previously approved with the original rezoning and
special use permit.

This is a request for a Special Use Permit Amendment to SUP#99-0014, within the town center to
amend the uses within the Marina Overlook district and to remove areas from the special use permit
amendment that are no longer part of the Town Center area.
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The SUP Amendment area will include the existing marina, the commercial uses, parking and 74
single-family-attached townhomes (area shaded in purple above).

The residential element of these applications are for the development of 348 single-family attached
dwelling units, of which 274 shall be age restricted. All dwelling units shall be between 20'-35" in width
and up to 50" in height.

These applications also request a number of waivers/modifications, of which many were approved
with the previous approvals and are being carried over. The two applications have been reviewed and
are being presented concurrently.

The subject properties are located in the Belmont Bay community, which is east of the Route 1
(Richmond Hwy) corridor and northeast of the intersection of Route 1 and Dawson Beach Road.
Marina Overlook is abutting the marina to the north, running parallel with Harbor Side Street.

Taylor Point is at the southeastern point of the community with access from Belmont Bay Drive and
Harbor Side Street. Belmont Landing is at the southern and southwestern portion of the community
with access via Chrisswind Ave. These applications involve approximately 159.76 acres and are
identified on County maps as GPINs 8492-43-5597, 8492-44-0370, 8492-44-5722, 8492-44-1022,
8492-53-7716, 8492-32-4965 (part), 8492-34-3596, 8492-43-4228 (part), and 8492-32-5196 (part).
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Special Use Permit Amendment #SUP2024-00036
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Staff recommends that the Planning Commission recommend approval of Belmont Bay Proffer
Amendment, REZ2024-00040 with proffer statement dated November 12, 2025, and the Master
Zoning Plan and Design Guidelines dated October 31, 2025, and Special Use Permit Amendment,
SUP2024-00036, subject to the conditions dated October 31, 2025, and SUP Plan dated October 31,
2025, to the Board of County Supervisors.

BACKGROUND

a.

Request: A request for a Special Use Permit Amendment and Proffer Amendment to modify
land bays for development of 348 single-family attached dwelling units, of which 274 shall be
age-restricted, as well as reducing the remaining commercial uses to +20,500 square feet.

Site Location: The subject properties are located in the Belmont Bay community, which is
east of the Route 1 (Richmond Hwy) corridor and northeast of the intersection of Route 1
and Dawson Beach Road. Marina Overlook is abutting the marina to the north, running
parallel with Harbor Side Street. Taylor Point is at the southeastern point of the community
with access from Belmont Bay Drive and Harbor Side Street. Belmont Landing is at the
southern and southwestern portion of the community with access via Chrisswind Ave. These
applications involve approximately 159.76 acres and are identified on County maps as GPINs
8492-43-5597, 8492-44-0370, 8492-44-5722, 8492-44-1022, 8492-53-7716, 8492-32-4965
(part), 8492-34-3596, 8492-43-4228 (part), and 8492-32-5196 (part).

Existing & Surrounding Zoning and Land Use: The subject site and Belmont Community is
zoned PMD, Planned Mixed Use Development. The Bemont Elementary School is to the

northwest and the “original” Belmont is zoned R-4. The subject site and all surrounding
property is designated a mix of MU-4, Mixed Use with Transect 4, RN-2, RN-3, RN-4, Residential
Neighborhood, PL, Public Land and POS, Parks and Open Space on the Comprehensive Long-
Range Land Use Plan Map. The property to the south of Belmont Bay is the Occoquan Bay
National Wildlife Refuge and is Federal property.

. Comprehensive Plan: The subject site and all surrounding property is designated a mix of MU-

4, Mixed Use with Transect 4, RN-2, RN-3, RN-4, Residential Neighborhood, PL, Public Land and
POS, Parks and Open Space on the Comprehensive Long-Range Land Use Plan Map. The
applications are also in the North Woodbridge Small Area Plan. The North Woodbridge Small
Area Plan captures the elements necessary for transforming the area into a vibrant, transit-
oriented town center that celebrates and protects cultural resources and natural features
while leveraging assets for economic growth and a high quality of life.

Zoning: The property is PMD, Planned Mixed Use Development and within the Resource
Protection Area Overlay, Environmental Resource Protection Overlay, Agritourism and Arts
Overlay, 100-year and 500-year Flood Hazard Overlay Districts.
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f. Surrounding Land Uses: The following table summarizes the area characteristics:

Areas surrounding (proposed) Belmont Landing and Taylor Point

Direction Long Range Future Land Use Zoning
North Belmont Bay RN-3, Residential PMD, Planned Mixed Use
Community Neighborhood with T-3 & RN-4, Development

Residential Neighborhood with
T-4 and POS, Parks and Open

Space
South Occoquan Bay Federal Property Federal Property
Wildlife Refuge
East Occoquan River OW, Open Water A-1, Agricultural
West Open Space POS, Parks and Open Space PMD, Planned Mixed Use

Development

Area surrounding (proposed) Marina Overlook

Direction Long Range Future Land Use Zoning
North Occoquan River OW, Occoquan River A-1
South Belmont Bay RN-4 PMD
Southeast Marina OW, Occoquan River PMD
East Occoquan River OW, Occoquan River A-1
West GM Science Museum MU-4, Mixed Use Transect 4 PMD

Background & Context: May 18, 1999, the Board of County Supervisors approved a Rezoning REZ#99-
0022, Belmont Center (the “Original Rezoning”) and a Special Use Permit for a Town Center SUP #99-
0014, Belmont Bay Town Center (the “Original SUP"). The Original Rezoning allowed for a maximum
of 1,548 residential units, of which a maximum of 600 would be non-age restricted. In addition, the
approval was for a maximum of 550,000 square feet of non-residential space with a 505-room hotel
until the construction of a grade separated intersection at the Route 1/Route 123 intersection. Atthe
time of construction of the grade separated intersection, the permitted commercial square footage
was increased to 1,550,000 sq. ft. The original approvals also include a marina, the George Mason
University Science Tech Campus and a golf course.
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Significant changes have transpired over the past 25 years as they pertain to land use and
development in this area, but also in the North Woodbridge area as a whole. The County's Zoning
Ordinance and Comprehensive Plan have both undergone substantial changes, which are reflected in
the current documents, to include, The North Woodbridge Small Area Plan that was adopted in
October 2019.

The 2019 North Woodbridge Small Area Plan identifies Belmont Bay as one of the Plan’s three
subareas (the other two are North Woodbridge Town Center and Marumsco). The Small Area Plan
includes the following key guidance (p. 70):

VISION: Building on North Woodbridge’s rich history and environmental resources, create a dynamic
community focused on a dense, mixed-use North Woodbridge Town Center, while strengthening the existing
communities of Marumsco and Belmont Bay, oriented around a multimodal transportation network and a
vibrant waterfront, nurturing a high quality of life and economic vitality for the residents and businesses of
North Woodbridge.

PLACETYPES: Create a sense of place with a vertical mixed-use town center and capitalize on the waterfront
as a unique feature. Create neighborhoods with a balanced mix of housing types and affordability.

The Plan also includes the Belmont Bay lllustrative Plan that outlines development/redevelopment
opportunities such as:

e Plan for the remaining elements of the planned mixed-use community including office, commercial,
and medium-density residential in the Harborside community, a resort and conference center along
the Occoquan River and a mix of residential unit types in the remaining developable area at the
south end of Belmont Bay Drive. (p.88)

e [Establish an alignment for the Potomac Heritage National Scenic Trail to follow the Occoquan River
shoreline providing access to a greenbelt of natural resources including the Occoquan River and the
Occoquan Bay National Wildlife Refuge and connecting to the North Woodbridge Town Center to
the north and Marumsco to the south. (p.88)

The North Woodbridge Small Area Plan includes a land use designation of Urban Neighborhood and
portions of Waterfront for the subject site within the Belmont Bay subarea. As noted above, those
designations were updated as part of the 2022 update of the 2040 Comprehensive Plan.

The Urban Neighborhood designation in the North Woodbridge Small Area Plan is noted in the Plan
as “an opportunity to develop higher density, mixed-use residential close to transit (VRE) or town
centers”, that “mix housing types that meet the needs of all ages and economic groups.” Additionally,
the Small Area Plan’s Urban Neighborhood designation notes “small-scale office, retail and service
uses are integrated into the neighborhood” and that “waterfront areas of Urban Neighborhoods are
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more densely developed and have a greater proportion of non-residential uses.” (p. 78) The Urban
Neighborhood designation in the Small Area Plan includes the following uses:

Primary Uses Multi-Family Residential
High-Density Townhouses
Retail & Service Commercial

Waterfront Uses Only:
Hotel/Conference Center

Office

Government Contracting

Secondary Uses Active Adult Retirement Communities
Office

Waterfront Uses Only:
Recreation
Entertainment/Commercial

The Small Area Plan’s Economic Development Plan references Belmont Bay's unique natural and
cultural features to support future economic activity:

The North Woodbridge area has an opportunity to leverage environmental resources and green
infrastructure in establishing a cultural hub to provide related civic and economic benefits. The Belmont Bay
community is home to the George Mason University Potomac Science Center. The continued interest in
bringing economic development to both existing retail spaces and future land use bays in the Belmont Bay
community could be targeted toward riverine science to attract new patrons to the area for both regular
visits and special events, perhaps including nature walks or festivals centered on the Belmont Bay golf course
property. (p. 184)

Since the 1999 rezoning, the Marina, George Mason University Potomac Science Center, Events
Center, golf course and some small commercial shops were constructed with approximately 1,403
residential dwellings, either built or under construction. Other major planned waterfront uses in the
Small Area Plan, such as a hotel and conference center have not occurred to date. Additionally, the
construction of the Route 1/Route 123 grade separated intersection into the community has not been
constructed and to date is not funded.

The Proffer Amendment and Special Use Permit Amendment under consideration would achieve
other elements of the Small Area Plan by providing the Belmont Bay community with additional
housing suitable for multiple age ranges, and additional recreational and small scale commercial
opportunities enhancing the area by the Marina and creating more opportunities for
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Belmont Bay

Proffer Amendment #REZ2024-00040

Special Use Permit Amendment #SUP2024-00036
December 10, 2025

families/residents to experience a true sense of place, while encouraging others to come and enjoy
the commercial and recreational and natural opportunities offered by Belmont Bay.

STAFF RECOMMENDATION

Staff recommends approval of Belmont Bay Proffer Amendment #REZ2024-00040, subject to proffers
dated November 12, 2025, and Master Zoning Plan and Design Guidelines dated October 31, 2025,
and Special Use Permit Amendment #SUP2024-0036, subject to conditions dated October 31, 2025,
and SUP Plan dated October 31, 2025.

e The surrounding uses and land use designations are compatible with the requested Proffer
Amendment and Special Use Permit.

e Both applications provide consistency with the Zoning District.

e Both applications provide consistency with previous rezoning/proffer amendments
regarding the property with retail/retail services uses.

e While these applications do not achieve the Small Area Plan’s guidance calling for a hotel or
conference center for the Belmont Bay waterfront area, the applications achieve other
elements of the North Woodbridge Small Area Plan’s guidance, such as high-density
townhouses as a primary use along with active/adult retirement communities and
entertainment/commercial as secondary uses.
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Proffer Amendment #REZ2024-00040

Special Use Permit Amendment #SUP2024-00036
December 10, 2025

Comprehensive Plan Consistency Analysis

While the application’s residential and commercial offerings are consistent with the land use
designations, the Special Use Permit Amendment portion is inconsistent with the North Woodbridge
Small Area Plan.

A major goal of the North Woodbridge Small Area Plan is to “Create a sense of place with a mixed-use
town center and capitalize on the waterfront as a unique feature. Create neighborhoods with a
balanced mix of housing types and affordability.” This section of the Plan is integral in the
development, vision, and implementation of this goal. This land use plan refers to the characteristics
of density, diversity, and design present for a specific geography. A small area plan informs the
linkages between several land use types and presents an overarching goal for the identity of these
spaces. The framework for developing this Small Area Plan includes creating a transportation network
that supports mixed-use development and a high quality of life in a waterfront community.

Long-Range Land Use: The property is designated as MU-4, Mixed Use and RN-2 & 3, Residential
Neighborhood, in the Comprehensive Long-Range Land Use Plan Map. The subject site and Belmont
Community is zoned PMD, Planned Mixed Use Development. The Bemont Elementary School is to
the northwest and the “original” Belmont community is zoned R-4. The subject site and all
surrounding property is designated a mix of MU-4, Mixed Use with Transect 4, RN-2, RN-3, RN-4,
Residential Neighborhood, PL, Public Land and POS, Parks and Open Space on the Comprehensive
Long-Range Land Use Plan Map. The property to the south of Belmont Bay is the Occoquan Bay
National Wildlife Refuge and is Federal property.

MU-4, Mixed Use with Transect 4: Mixed Use live work centers include both residential and
commercial uses arranged in a pedestrian-friendly form. These centers are locations for community
commercial, 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 nearest rail transit. Rail
and bus transit are available at the Route 1 Corridor, however PRTC does not have any service into the
Community.

This land use designation allows for Townhomes as a primary use with 4-8 stories, which is in
keeping with the 50', the Applicant is proposing. The density as shown on the graphic below shows
the dwelling units per acre are within the guidelines of 8-24 dwelling units per acre.
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Special Use Permit Amendment #SUP2024-00036
December 10, 2025

Residential Neighborhood T2 & T3: Residential Neighborhoods primarily accommodate single-family
attached or detached homes arranged in small to medium sized lots as well as some multi-family
residential. Connections and pedestrian amenities should still be a priority for development design.
These areas should also include parks, trails and open space integrated into the development in
appropriate locations.

Both the Belmont Landing and Taylor Point areas are within the RN-2/3 designations with single-
family-attached homes as well as parks, trails and open spaces.
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Proffer Amendment #REZ2024-00040

Special Use Permit Amendment #SUP2024-00036
December 10, 2025

Community Input

Notice of the Proffer Amendment (REZ) and Special Use Permit (SUP) applications have been
transmitted to the property owners within 500 feet of the subject property. At the time of this Staff
Report, the County’s Planning Office has received feedback from the Belmont Bay Community HOA,
Concerned Citizens of Belmont Bay, LOCCA PELT, WPCCA, and the Northern Virginia Bird Alliance
regarding these applications.

The Applicant had meetings prior to submitting the applications requests, including a virtual town hall
meeting with Belmont Bay and the surrounding community. In addition, the Applicant had many
meetings with the Belmont Bay HOA, Conservancy HOA and the HOA subassociations. They also had
several meetings with George Mason University representatives during the process. Additionally,
there were multiple meeting held with representatives of the Occoquan Bay National Wildlife Refuge.
In May, 2024, the Applicant met with WPCCA. In person community open house meetings were held
in August, 2024 and May, 2025 with all consultants present to answer questions. The Applicant made
themselves available for one-on-one meetings and had approximately 40 of those meetings.

Other Jurisdiction Comments

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

Legal Issues

If the Proffer Amendment (REZ) and Special Use Permit (SUP) are approved, the property could be
developed as requested; if they are not approved, the property shall remain under Rezoning #99-
0022 and SUP #99-0014 approvals. Legal issues resulting from the Planning Commission’s action are
appropriately addressed by the County Attorney's Office.

Timin
The Planning Commission has until March 10, 2026, which is 90 days from the first public hearing date,
to act on the Proffer Amendment and Special Use Permit request. A recommendation to approve or

deny the request would meet the 90-day requirement.

Under Virginia Code Section 15.2-2232(B), failure of the Planning Commission to act within 60 days of
submission, unless time is extended by the governing body, shall be deemed approval.
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December 10, 2025

STAFF CONTACT INFORMATION

Alex Vanegas/Vanessa Watson | (703) 792-8127
Avanegas@pwcgov.org/vwatson@pwcgov.org

ATTACHMENTS

Attachment A - Staff Analysis

Attachment B - Master Zoning Plan dated October 31, 2025

Attachment C - Design Guidelines and Development Code dated October 31, 2025
Attachment D - Special Use Permit (SUP) Plan dated October 31, 2025

Attachment E - Belmont Bay Community Building dated February 14, 2024
Attachment F - Refuge Buffer Concept Exhibit dated February 10, 2025

Attachment G- Belmont Bay - Conceptual Reforestation Plan dated February 10, 2025
Attachment H - Belmont Bay Conceptual Marina Overlook RPA Revegetation Plan
Attachment | - Belmont Bay Conceptual Taylor Point RPA Revegetation Plan
Attachment | - Historical Commission Resolution
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Staff Analysis

Partl. 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

Economic Development No
Environment Yes

Fire and Rescue Yes
Housing Yes

Police Yes

Potable Water Yes
Sanitary Sewer Yes
Schools Yes
Transportation Yes

Part Il. Comprehensive Plan Consistency Analysis

The following table summarizes the area characteristics (see maps):
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Areas surrounding Belmont Landing and Taylor Point
Direction Long Range Future Land Use Zoning
North Belmont Bay RN-3, Residential PMD, Planned Mixed Use
Community Neighborhood with T-3 & RN-4, Development
Residential Neighborhood with
T-4 and POS, Parks and Open
Space
South Occoquan Bay Federal Property Federal Property
Wildlife Refuge
East Occoquan River OW, Open Water A-1, Agricultural
West Open Space POS, Parks and Open Space PMD, Planned Mixed Use
Development
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Area surrounding Marina Overlook

Staff Analysis

Direction Long Range Future Land Use Zoning
North Occoquan River OW, Occoquan River A-1
South Belmont Bay RN-4 PMD
Southeast Marina OW, Occoquan River PMD
East Occoquan River OW, Occoquan River A-1
West GM Science Museum MU-4, Mixed Use Transect 4 PMD

Long-Range Land Use Plan Analysis

The County's Long-Range Land Use Plan sets out policies and action strategies that further the
County's goal of concentrating on population, jobs, and infrastructure within vibrant, walkable, mixed-
use centers serviced by transit. In addition to delineating land uses on the Long-Range Land Use Map,

the Plan:

includes smart growth principles that promote a countywide pattern of land use that
encourages fiscally sound development;

complements, preserves, protects, and respects the cultural and natural resources in

the County;

revitalizes, protects, and preserves the existing neighborhoods in the County.

The overall Proffer Amendment property is £+159.76 acres, with the Special Use Permit Amendment
request encompassing +15.8 acres of the 159.76 acres in the County's Comprehensive Plan. The
following table summarizes the uses and densities intended within the MU-4/RN-2 & RN-3 land use

designations:

Long-Range Land Use
Map Designation

Intended Uses and Densities

MU-4, Mixed Use

Mixed Use live work centers include both residential and commercial
uses arranged in a pedestrian-friendly form. These centers are
locations for community commercial, 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 nearest rail transit.

Target Density - T-4: 8 - 24 du/acre
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RN-2/3, Residential Residential Neighborhoods (T-2, T-3) primarily accommodate single-
Neighborhood family attached or detached homes arranged in small to medium
sized lots as well as some multi-family residential. Connections and
pedestrian amenities should still be a priority for development design.
These areas should also include parks, trails and open space
integrated into the development in appropriate locations. Small office
or service uses may be appropriate.

Target Density- T-2: 1-4 du/acre
Target Density- T-3: 4-12 du/acre

Proposal’s Strengths

The applications demonstrate several strong attributes and generally align with the Comprehensive
Plan and the Planned Mixed Residential District:

e Consistency with Comprehensive Plan Designations: The PMR (Planned Mixed Residential)
zoning request is an implementing district within both the MU-4 (Mixed Use) and RN-2/3
(Residential Neighborhood) land use designations, where single-family attached housing is
identified as a primary use.

e Appropriate Density: The proposed density falls within the target ranges for the MU-4, RN-3
and RN-2 identified in the Comprehensive Plan.

o Diversity of Housing Options: The inclusion of multiple townhome styles—complementing
the existing condominiums, apartments, and single-family homes—supports a diversity of
housing types suitable for a range of income levels and lifestyles.

Proposal’'s Weaknesses

While the applications exhibit several strengths, they lack alignment with key action strategies of the
North Woodbridge Small Area Plan. Specifically:

+ Inconsistent with Intended Intensity: The site is designated Urban Neighborhood (Transect 5),
which anticipates a higher-density, mixed-use environment. The proposed development
reflects a lower-density pattern than envisioned for this transect.

+ Insufficient Commercial Activation: The Urban Neighborhood designation emphasizes
waterfront-oriented commercial uses—such as hotel, office, government contracting, retail,
and services—to support a vibrant, walkable district. The proposed 20,500 square feet of
commercial space does not meet the scale needed to achieve these objectives.
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+ Loss of Planned Waterfront Place-Making Elements: By omitting the key waterfront uses
envisioned in the Small Area Plan, the proposal removes foundational components of the
area’s activation and economic development strategy, diminishing the potential for Belmont
Bay to evolve as a recreation and tourism destination.

Consistency Recommendation

These applications are found to be consistent with the relevant components of the Long-Range Land
Use Plan.

Community Design Plan Analysis

The County's Community Design Plan sets out policies and action strategies that further the County’s
goals of providing quality development and a quality living environment for residents, businesses, and
visitors, and creating livable and attractive communities. The Plan includes recommendations relating
to building design, site layout, circulation, signage, access to transit, landscaping and streetscaping,
community open spaces, natural and cultural amenities, stormwater management, and the
preservation of environmental features.

Minimum Development Standards

The requested Proffer Amendment (REZ) and Special Use Permit (SUP) do not have any conflicts with
the County's Minimum Development Standards. The SUP conditions presented in this report further
solidify that the requested SUP will adhere with the County's minimum development standards.

Proposal’s Strengths

¢ Management and Maintenance of the Property: The Applicant shall be charged with
responsibility to oversee and coordinate development and ongoing management and
maintenance of the Property,

Town Center Amenities

e Marina Overlook Development: The Town Center should be viewed as a unified,
compact, mixed-use development with a special identity and sense of place.
Development and use of Marina Overlook shall include the existing marina and related
facilities. A minimum of two shipping containers may be used for commercial uses
within Marina Overlook. A minimum of 20,500 square feet of gross floor area
(including deck and terrace spaces) shall be permitted in Marina Overlook. The
Applicant has agreed to proffer prohibited commercial uses referenced Proffer 7c.

¢ Mixed-Use Amenity Building: The Applicant shall construct a Mixed-Use Amenity
Building within Marina Overlook in the approximate location shown on the MZP. Said
Mixed-Use Amenity Building shall be a minimum of approximately 13,600 square feet
and may include, but shall not be limited to, the police field office, retail, and recreation
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uses. The Applicant shall have the right to make the Mixed-Use Amenity Building
available to the Existing BB HOA residents or a new merged master association. The
Mixed-Use Amenity Building shall be completed prior to and as a condition of the
issuance of the 75™ residential building permit. These amenities are reflected in the
Design Guidelines document.

The Applicant has worked specifically with regards to the housing design to
incorporate elements that blend with the style of the first homes constructed and the
most recent. This intentionality will create a more unified community look and feel.

The Applicant shall dedicate open space areas, 1, 3 & 4 (£99.78 acres) through the
proffer statement to the Board of County Supervisors. These areas shall also have a
Conservation Easement placed over them with commitment, as well through the
proffer statement.

Belmont Landing and Taylor Point Amenities: While the main amenities shall be along
the marina, these areas will also have space for benches, shade structures and bocce
court, etc.

Proposal’'s Weaknesses

There were no weaknesses with the proposed Proffer Amendment (REZ) or Special
Use Permit Amendment (SUP) that were correlated to or associated with the County’s
Community Design Requirements.

Consistency Recommendation

This application is found to be consistent with and compatible to the relevant components of the
County’'s Community Design Plan.

Cultural Resources Plan Analysis

Cultural Resources are tangible links to our shared history which have shaped societal values and
provide us with a better understanding of who we are. Good Cultural Resources Management
(CRM) practices guide smart and sustainable development while also safeguarding the County's
history and retaining a sense of place. Prince William County promotes the identification, research,
evaluation, preservation, and documentation consistent with state and federal guidelines and
encourages interpretation of cultural resource sites and the heritage tourism opportunities these
sites present. Cultural resources are found in architectural or archaeological sites, historic districts,
cemeteries, battlefields, cultural landscapes, museum objects, and archival materials; and come
from all time periods and ethnicities; including minority communities. The Cultural Resources Plan’s
policies and action strategies provide a framework for the Board of County Supervisors, as well as
boards, commissions, staff, citizens, and the development community to guide preservation

decisions.
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Previous Phase | investigations within the project area identified archaeological sites and cemeteries;
however, a Cultural Resource Survey was not required at this time. The County's Historical
Commission reviewed this request at its June 11, 2024, meeting and recommended no further work
for the requested Proffer Amendment (REZ) and Special Use Permit (SUP). The Historical
Commission’s Resolution for this PRA & SUP is attached at the end of this report.

Proposal’s Strengths

. There were no strengths with the requested Proffer Amendment (REZ) or Special Use
Permit (SUP) that were correlated to or associated with the County's Cultural
Resources Plan.

Proposal’'s Weaknesses

o There were no weaknesses with the requested Proffer Amendment (REZ) or Special
Use Permit Amendment (SUP) that were correlated to or associated with the County’s
Cultural Resources Plan.

Consistency Recommendation

This application is found to be consistent with and compatible to the relevant components of the
County's Cultural Resources Plan.

Environment Plan Analysis

The County’'s 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.

Stormwater Management and/or Best Management Practices (SWM/BMP) Controls: In accordance to
the Zoning Ordinance and the DCSM, SWM/BMP shall be provided on-site and/or off-site. Locations
shall be determined with final engineering during site plan review.

Proposal’s Strengths

e Water Quality: The applicant has agreed to conditions for a contribution of $75.00 per
disturbed acre for water quality monitoring, drainage improvements and/or stream
restoration projects.

e Street Tree Planting: The Applicant shall provide street tree plantings and
supplemental landscaping as established by the Design Guidelines and DCSM.
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o Reforestation: The Applicant shall provide reforestation within Open Space 4, as
generally depicted on the plan entitled “Belmont Bay Conceptual Reforestation Plan,”
prepared by Dewberry Engineers Inc., dated February 10, 2025. Said reforestation will
be installed in connection with the development of the homes in Belmont Landing.

e Revegetation: The Applicant shall provide revegetation within Taylor Point and Marina
Overlook as identified below.

Taylor Point: The Applicant shall provide revegetation within Taylor Point, as generally
depicted on the plan entitled “Belmont Bay Conceptual Taylor Point RPA Revegetation
Plan,” prepared by Dewberry Engineers Inc., dated February 10, 2025, last revised
October 31, 2025. Said revegetation shall be provided in connection with the
construction of the homes in Taylor Point.

Marina Overlook: The Applicant shall provide revegetation within Taylor Point, as
generally depicted on the plan entitled “Belmont Bay Conceptual Marina Overlook
Revegetation Plan,” prepared by Dewberry Engineers Inc., dated February 10, 2025,
last revised October 31, 2025. Said revegetation shall be provided in connection with
the construction of the homes in Marina Overlook.

e Wetlands: All wetlands not otherwise designated as RPA's shall be identified on all
grading and/or site plans submitted to the County's Land Development Division for
review.

Proposal’'s Weaknesses
o There were no weaknesses with the requested Proffer Amendment (REZ) or Special
Use Permit Amendment (SUP) that were correlated to or associated with the County’s

Environmental Plan.

Consistency Recommendation

This application is found to be consistent with the relevant components of the County’s Environmental
Plan.

Economic Development

The County's Economic Development Plan sets out policies and action strategies that aims to foster
the growth of environmentally sound industries to create quality jobs and diversify the nonresidential
tax base, creating a climate where citizens can live and work in Prince William County. The Plan
includes recommendations relating to business attraction, retention and expansion, the provision of
adequate infrastructure, redevelopment of less competitive areas, telecommuting and other
information-age opportunities, and recognition of tourism as an industry.
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The Department of Economic Development (“DEDT”) encourages the applicant to consider waiting to
coordinate with the County’'s Maritime Industry & Waterfront Placemaking Market Study. This would
allow further analysis and conceptualization of what a more balanced waterfront development
would look like and offer strategies for implementation.

Proposal’s Strengths

The Applicant has made a commitment through the proffer statement to providing a
minimum of 20,500 square feet of new commercial retail/service space.

The Applicant has committed to bringing a new restaurant(s) and commercial opportunities
to the community.

DEDT does recognize that the applicant has made some modest changes that should be
beneficial to the adjoining Belmont Bay community, notably:

A 5,500 SF increase in the max. square footage in the Mixed-Use Amenity Building, which will
now be up to a max. 20,500 SF (total commercial uses) and include 1,360 SF for a police field
office, retail and recreational.

The application includes a small outdoor amphitheater and outdoor small business/ vendor
space for a food truck and seasonal business in two container spaces.

The existing Harbormaster Building will be used in part for a restaurant and part of the overall
square footage.

Proposal’'s Weaknesses

Small Area Plan Goal (p. 182):
“Encourage a diverse mix of retail, office, hospitality, and residential uses in a vibrant and walkable
environment that capitalizes on its waterfront location and its access to regional transportation.”

Weakness: The proposal reduces commercial square footage from over 2 million square
feet to just 20,500 square feet and removes previously planned hotel and office
components. This fundamentally shifts the project away from a vibrant, employment-
generating town center and toward a predominantly residential enclave.

Action Strategy ED1:
“Encourage office, hotel, institutional, and service-oriented uses in the North Woodbridge Town Center
AND waterfront areas to maximize their strategic location.”

Weakness: All hotel and most office uses have been eliminated, despite the site's strategic
location on the Occoquan River and near regional transportation hubs.

Action Strategy ED2:
“Encourage nonresidential development that serves as a destination, attracts visitors, and contributes to a
vibrant and active public realm.”
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e Weakness: By replacing mixed-use commercial amenities with residential townhouses, the
proposal fails to create a destination or active public realm, and undermines the area's
potential for tourism and regional visitation as referenced in the Small Area Plan.

Developing almost purely residential on this prime commercial waterfront area will not achieve the
above referenced county vision and goals in a meaningful way.

Consistency Recommendation

This application is found to be inconsistent with the relevant components of the County's Economic
Development Plan.

Fire and Rescue Plan Analysis

The County's 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 2 (Occoquan/Woodbridge/Lorton) is the first due fire/rescue resource for the
property. The property is located inside the required 4.0-minute travel time for Basic Life Support and
Fire Suppression and inside the required 8.0-minute travel time for Advanced Life Support. In FY 2024,
Station 24 responded to 3,593 incidents with a workload station capacity of 2,000 incidents per year.

Proposal’s Strengths

o Inside of 4.0-Minute Travel Time: The property is currently located outside the
required 4.0-minute travel time for fire suppression and basic life support.

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

. Monetary Contribution: The Applicant shall make a monetary contribution to the
Prince William Board of County Supervisors, the sum of $0.61 per square foot of any
new gross building floor area (over 3,668 gross square feet, the existing Harbor Master
Building) for fire and rescue purposes. Said contribution shall be paid prior to and as
a condition of the approval of each building permit for a building, excluding any
structured parking facilities, on the Property.
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Proposal’'s Weaknesses

) Station Workload: The number of incidents in the Fire/Rescue Station #2 area and the
3,593 incidents that were responded to in FY24 were above the maximum workload
capacity of 2,000 incidents.

Consistency Recommendation

This application is found to be consistent with the relevant components of the County's Fire and
Rescue Plan.
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Prince William County’s CIP 2026 Public Safety

Station 2 Fire & Rescue Replacement

Total Project Cost - $30.0M

Project Description

The project will construct a new station to replace the existing Station
2 facility currently located at 1306 F Street in Woodbridge. The
existing Station 2 facility is approximately 55 years old and in need
of replacement based on the recommendation of a facility condition
assessment completed in 2021. The new station is planned to be
constructed on the same site as the existing station. The new station
will include sleeping quarters, a kitchen and dayroom, a physical
fitness room, a training room, and offices. Multiple apparatus bays
will allow for the best combination of response units.

Service Impact

» Station design and construction - The new station will meet
current design and construction practices and standards for
fire and rescue facilities.

Impact on Comprehensive Plan Chapters

Cultural Resources

Funding Sources
» Debt financing (supported by the fire levy) - $30.0M

Project Milestones

» Design is scheduled to begin in January 2030 (FY30) with
completion scheduled for November 2031 (FY32).

Community Design

Housing

Envirenment

Open Space

Mobily

Safe & Secure Community

Utilities.

Special Area Plans

Land Use

Community Education

Parks, Recreation & Tourism

Health & Wellbeing

Quality Education

anservation

owth

Mobility

» Permitting and construction biddingis scheduled to begin in
November 2031 (FY32) with completion scheduled for August
2032 (FY33).

» Construction is scheduled to begin in August 2032 (FY33) with
completion scheduled for March 2035 (FY35).

» Occupancy is scheduled for March 2035 (FY35).

Housing Plan Analysis

Prince William County is committed to clean, safe, and attractive neighborhoods for all its residents,
and the elimination of neighborhood blight and substandard housing. The Housing Plan sets out
policies and action strategies that further the County’s goal of identifying locations and criteria for
the provision of diverse housing opportunities for all segments of our population and to promote
economic development. The Plan includes recommendations relating to neighborhood preservation
and improvement, affordable housing, special needs housing, and public/private partnerships to
address housing needs.

The 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.
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Proposal’s Strengths

e Commitment to Affordable Housing: The Applicant has proffered a monetary
contribution of $2,500.00 per residential dwelling unit to be paid to the Board of
County Supervisors at the time of Occupancy Permit for the County's Affordable
Housing Program.

Proposal’'s Weaknesses

e There were no weaknesses with the proposed Proffer Amendment (REZ) or Special
Use Permit Amendment (SUP) that were correlated to or associated with the County’s
Housing Plan.

Consistency Recommendation

This application is found to be consistent with the relevant components of the County’s Housing Plan.

Police Plan Analysis

The County’s Police Plan is designed to promote Prince William County’s public safety strategic goal to
continue to be a safe community, reduce criminal activity, prevent personal injury and loss of life and
property, and ensure effective and timely responses throughout the County. 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 County’s Police Department believes that this application will not create a significant
impact on calls for service. The Applicant should coordinate with the County’s Police Department as
the site develops and apply the various Crime Prevention Through Environmental Design (CPTED)
principles, which can be found at the following:

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

Details on the type(s) of onsite security measures should also be considered, including access control,
surveillance cameras, alarm systems, security, access gates, fencing, and onsite lighting.

Proposal’s Strengths

e Proffer # 27 Field Office: In consultation with the Police Department, the Applicant
shall provide the Police Department with "field office" facilities to be located within the
Mixed-Use Amenity Building. The "field office" facilities shall consist of approximately
1,360 square feet of gross floor area with standard electric and telephone wiring in
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place and shall include finished space for office space, a reception area and, a
bathroom. The "field office" space shall be provided at no cost to the Police
Department. The Police department shall be responsible for their electric and water
fees / payments, pro rata share of their common area maintenance fees, taxes, and
any expenses incurred in connection with interior improvements (Police Department
fixtures and infrastructure) and/or alterations after initial occupancy by the Police
Department.

Proposal’'s Weaknesses

There were no weaknesses with the proposed Proffer Amendment (REZ) or Special
Use Permit Amendment (SUP) that were correlated to or associated with the County’s
Police Plan.

Consistency Recommendation

This application is found to be consistent with the relevant components of the County's Police Plan.

Potable Water Plan Analysis

The County's Potable Water Plan sets out policies and action strategies that further the County's goal
of providing an economically and environmentally sound drinking water system. The Plan includes
recommendations relating to system expansion, required connections to public water in the
development area, and the use of private wells or public water in the Rural Area.

Regarding the Marina Overlook land bay, the Service Authority has an existing 12-inch water main
located in Harbor Side Street. Regarding the Taylor Point land bay, the Service Authority has an
existing 12-inch water main on site. Regarding the Belmont Landing land bay, the Service Authority
has a 12-inch water main located in Chrisswind Avenue and an 8-inch water main located in Clear
Lake Circle. The developer will be required to provide a looped water supply connecting the two
existing water mains located in Chrisswind Avenue and Clear Lake Circle for increased reliability and
water quality. All connections to the public water system shall be in accordance with the Service
Authority’'s USM requirements and restrictions.

Proposal’'s Strengths

The subject Proffer Amendment (REZ) & SUP site shall be connected to the Service
Authority/Prince William Water public water with the Applicant bearing all costs and
responsibilities for such connections including planning, designing, and constructing
the public water service to the property, as reflected in the Proffer Statement #28.

Proposal’'s Weaknesses

There were no weaknesses with the requested Proffer Amendment (REZ) or Special
Use Permit Amendment (SUP) Amendment that were correlated to or associated with
the County's Potable Water Plan.
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Consistency Recommendation

This application is found to be consistent with the relevant components of the County’s Potable Water
Plan.

Sanitary Sewer Plan Analysis

The County's Sanitary Sewer Plan sets out policies and action strategies that further the County’s goal
of providing an economically and environmentally sound sanitary and stormwater sewer system. The
Plan includes recommendations relating to system expansion, required connections to public sewer
in the development area, and the use of either private or public sewer systems in locations classified
as Semi-Rural Residential (SRR) and the Rural Area.

Regarding the Marina Overlook land bay, the Service Authority has an existing 12-inch gravity sewer
main located in Harbor Side Street. Regarding the Taylor Point land bay, the Service Authority has an
existing 10-inch gravity sewer main located on site. Regarding the Belmont Landing land bay, the
Service Authority has an existing 8-inch gravity sewer main located in Chrisswind Avenue, with
availability of capacity determined in conjunction with plan submission. All connections to the public
sewer system shall be in accordance with the Service Authority’s USM requirements and restrictions.
The Service Authority is also requesting the applicant to proffer 0.43 acres on the northern portion
of the site as shown on sheet 5 of 6 of the Belmont Bay Transportation & Utilities Plan for a sewer lift
station within 6 months of county application approval. The Applicant has committed to this

request in the Proffer statement

Proffer #29. Sewer Lift Station Dedication: For the public facility approved in connection with Public
Facility Review #PFR2022-00004, Occoquan Creek Pump Station as may be amended, the Applicant
shall dedicate, at no cost, approximately 0.43 acres of land within OSP 1 as depicted on the MZP, to
Prince William Water. Said dedication shall be made within six months of Final Rezoning approval.

The Applicant shall design and construct all new on-site and off-site water and sanitary sewer utility
improvements necessary to develop the subject property and the above listed requirements in
accordance with the Service Authority’s USM, and County and State requirements, standards, and
regulations. The sizing and configuration of on-site and off-site utility system improvements will be
determined during the preliminary and final plan review process, based on existing and proposed
zonings of surrounding properties and the policies of the County Comprehensive Plan and Service
Authority planning documents. The design shall be supported by appropriate engineering
analysis/modeling of affected existing utility systems and the proposed new facilities.

Proposal’s Strengths

. The subject Proffer Amendment (REZ) & SUP site will be connected to the Service
Authority/Prince William Water public sewer with the Applicant bearing all costs and
responsibilities for such connections including planning, designing, and constructing
the public sewer service to the property. This commitment is reflected in the Proffer
Statement #28.
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Proposal’'s Weaknesses
o There were no weaknesses with the requested Proffer Amendment (REZ) or Special
Use Permit Amendment (SUP) that were correlated to or associated with the County’s

Sanitary Sewer Plan.

Consistency Recommendation

This application is found to be consistent with the relevant components of the County's Sanitary Sewer
Plan.

Schools Plan Analysis

A high-quality education system serves not only the students and their families, but the entire
community by attracting employers who value educational opportunities for their employees. The
Schools Plan sets out policies and action strategies that further the County’s goal of providing quality
public education to our school-aged population. The Plan includes recommendations relating to
facility size and location, sitting criteria, compatible uses, and community use of school facilities.

Projected enrollment at the assigned elementary school and high school exceeds 100% of capacity.
The addition of anticipated students generated from this application will further exacerbate this
condition. However, the approved CIP includes the “Woodbridge Area” Elementary School and the
14th High School which will provide additional capacity to address overcrowding at these school
levels.

Proposal’s Strengths

This impact analysis provides an update to the previously approved 74 market rate units already
calculated in student generation numbers.

e The majority of these residential dwelling units shall be 55+ and not generate any
school age children.

e Current and projected enrollment at the assigned middle school indicates available
space for the anticipated students generated from this application.

Proposal’'s Weaknesses

o There were no weaknesses with the requested Proffer Amendment (REZ) or Special
Use Permit Amendment (SUP) associated with the County's Transportation Plan.

Consistency Recommendation

This application is found to be consistent with the relevant components of the County’s School’s Plan.
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Current and Projected Student Enrolilment and Capacity Utilization for Schools in the

Attendance Area of the Proposed Rezoning

Under the Division’s 2024-25 school attendance area assignments, students generated from the
Proposed Rezoning will attend the following schools:

Available Space 2024-25 2025-26 2029-30

Ass:r:gg‘;i Space Space Space
Planning | Program | P2rtable | st qents|Available| Util. (%) | Students|Avallable | Util. (%) | Students [Available | Util. (%)

Capacity | Capacity| Class- (+-) (+-) (+-)

rooms

Belmont Elementary 551 0 478 73 | 86.8% | 500 51 | 90.7% | 607 56 | 110.2%
Fred M. Lynn Middle 1.170 0 559 211 | 82.0% | 929 241 | 794% | 785 385 | 67.1%
Freedom High 2,083 12 | 2,239 | -186 | 109.1% | 2,311 | -258 | 112.6% | 2,362 | -309 | 115.1%

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 Enroliment and Capacity Utilization for Schools in the

Attendance Area, Including Projected Student Yields from the Proposed Rezoning

Available Space 2024-25 2025-26 2029-30
s r:gnfd Space Space Space
CLOCS Planning | Program | POTta018 | st qents | Available| Util. (%) | Students | Available| Util. (%) | Students | Available | Util. (%)
Capacity | Capacity| C'ass- (+5) (+/-) (+-)
. rooms
Belmont Elementary 551 0 478 73 86.8% 515 36 93.5% 622 -71 112.9%
Fred M. Lynn Middle 1,170 0 959 21 82.0% 935 235 79.9% 7N 379 67.6%
Freedom High 2,053 12 2,239 -186 | 109.1% | 2.318 -265 | 112.9% | 2,369 -316 | 115.4%
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.

Strategic Plan

“The 2025-2028 Strategic Plan reflects the community's current desired outcomes and focuses on
how PWC can transform to meet the needs of a growing and diverse community. This plan will serve
as the guiding vision and action plan for PWC over the next four years. As such, it provides key policy
guidance for service delivery and resource allocation decisions during the Board of County
Supervisors' term in office.” (Prince William County, 2025-2028 Strategic Plan, p. 13)

The Smart Growth Goal - Advance strategic and intentional community-oriented growth that
strengthens and enhances the diversity and sustainability of the local economy and the County.

Objective 1, Promote high-quality architectural design, thoughtful placemaking, and appealing
public spaces to create vibrant and attractive environments for living, working,
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Strategies:
1. Provide design guidance in the Comprehensive Plan, small area plans, and regulatory tools to
promote and facilitate high-quality design of development and public spaces.

Objective 2, Ensure the County's growth holistically addresses the impact on natural resources and
infrastructure and enhances community and economic resilience.

Strategies:

1. Develop clear guidelines to mitigate development impeding natural resources.

2. Redevelop and increase density on underutilized infill sites for housing, services, and other
needed uses.

Transportation Plan Analysis

By providing a multi-modal approach to traffic circulation Prince William County promotes the safe
and efficient movement of goods and people throughout the County and surrounding jurisdictions.
The Transportation Plan sets out 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
(LOS) of “E” specifically in Small Area Plans, in Activity Centers, and on Arterials Projects should include
strategies that result in a level of service LOS “D" or better on all roadway, corridors, and intersections,
reduce traffic demand through transportation demand management strategies, dedicate planned
rights-of-way, provide and/or fund transit infrastructure, pedestrian, and bicycle pathways, and
improved and coordinated access to transit facilities.

Access to the property will be from Dawson Beach Road at Express Drive and Course View Way.
A Deferral for a Traffic Impact Analysis was submitted with the initial application with the Department
of Transportation (DOT) approving the deferral request. DOT staff determined the proposed uses

represent a significant reduction of site trips compared to the approved uses.

Proposal’'s Strengths

e Town Center Public Streets: These streets will be dedicated for public use and designed to
ensure capacity for adequate circulation among the range of planned land uses.
Conventional parallel parking is encouraged on the Town Center’s public streets for
convenient access.

e Pedestrian Circulation: The Belmont Town Center will function as a pedestrian friendly
environment favoring traditional neighborhood design concepts in which residents, the
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workforce, and visitors have access to amenities, goods and services. This includes a shared
use path along the east side of Dawson Beach Road between Course View Way south and
the Occoquan Bay National Wildlife Refuge property.

e Woodbridge VRE/Amtrak and Bus Service Station: This station is located at the Dawson
Beach Road and Express Way intersection adjacent to Route 1. This station includes a
covered parking garage for convenient access.

Proposal’'s Weaknesses

. There were no weaknesses with the requested Proffer Amendment (REZ) or Special
Use Permit Amendment (SUP) associated with the County's Transportation Plan.

Consistency Recommendation

This application is found to be consistent with the relevant components of the County's Transportation
Plan.

Materially Relevant Issues

This section of the report is intended to identify issues raised during the review of the proposal, which
are not directly related to the policies, goals, or action strategies of the Comprehensive Plan, but which
are materially relevant to the County's responsibilities in considering land use issues. The materially
relevant issues in this case are as follows:

Occoquan Bay National Wildlife Refuge

The Occoquan Bay National Wildlife Refuge abuts portions of these applications.
Planning/Environmental staff and the Applicant have conducted a number of meetings with the
Refuge staff managers. The last meeting Planning staff had with the Refuge was in August 2025. In
our discussions, the manager, Mr. Adams relayed that he could not offer official support for the
application, however, he was pleased with the efforts the Applicant is planning with the removal of
invasive species and the commitment to using dark sky lighting in all the townhomes along the Refuge
buffer.

Mr. Adams provided the following in an email dated August 2025:

I appreciate the efforts your company is making to be a good neighbor to Occoquan Bay NWR. We
recognize the importance of collaboration in promoting conservation efforts that will benefit both the
refuge and your interests.

Should your project receive approval, we would be eager to explore partnership opportunities with you, in
areas including invasive plant control and native plant establishment along our boundary that was shared
in your planning documents with me and my staff.
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Commitments to the Refuge are reflected in the Proffer Statement presented with this application
under are as follows.

22.

Buffer:

The Applicant shall coordinate with the Occoquan Bay National Wildlife Refuge (the
“Refuge”) to partner to provide a minimum 50-foot buffer adjacent to the Refuge
property. The coordination with the Refuge shall also include installing plantings
between the common property line and the existing Refuge fence. Said buffer shall be
planted in general conformance with the Refuge Exhibit. In lieu of said plantings and
in coordination with the Refuge, the Applicant may provide a monetary donation in
the amount of $65,000 for the plantings. The plantings shall be provided at the time
the adjacent portions of the Property are developed and shall be shown on each
respective final site plan. In the event the Refuge determines that the monetary
contribution is more appropriate, said monetary contribution shall be paid prior to
and as a condition of the 50t residential occupancy permit on Taylor Point.

All new plantings within said buffer shall be plant species native to Virginia.
The Applicant shall coordinate with the Refuge to partner to remove invasive species
on the Refuge property between the common property line and the existing Refuge

fence.

Lighting: All external, exterior lighting fixtures shall be Dark Sky or an equivalent

standard on the Property along the Refuge boundary.

Connectivity: Trail connections between the Property and Refuge property may be

provided as depicted on the MZP or such other locations agreed upon in consultation with the

Waivers and Modifications

Pursuant to Zoning Ordinance section 32-700.25, a planned development zoning district may include
waivers and/or modifications to specific standards of the Subdivision Ordinance, the Zoning
Ordinance or the Design and Construction Standards Manual. A written justification is provided,
and the characteristics of the specific property are depicted in the application materials. The
waivers or modifications proposed will not conflict with the fulfillment of the purpose of the
requested Planned Mixed Residential zoning district. The appropriate County agencies have
reviewed the waivers/modifications requested and are in agreement to their approval. A number
of the waivers and modifications were previously approved and being carried over. As well, a
number are shown as duplicates as they are for both applications.
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Proffer Amendment - REZ2024-00040

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.

1.Madification of Section 32-201.18 of the Zoning Ordinance to waive the 15-foot-wide landscaped
area around public use sites, such as telephone switching station, power substation, etc.
Justification The urban character of the Town Center is not consistent with the implementation of
landscaped areas surrounding public facilities. The specific type and location of a facility will
determine the appropriate treatment in terms of screening, landscaping and architecture or fencing,
as such treatment is determined at the time of site plan.

2.Waiver of Sections 32-250.10 and 32-400.16 of the Zoning Ordinance in order to allow parking as a
principal use on subdivided lots, regardless of ownership, located within the Town Center. and to
allow more than 50% of the required parking to be located on a separate parcel.

Justification: This waiver was previously approved. The design and construction of the Town Center
is an urban village design that may require various uses to be on separate parcels. However, the
proposed project provides sufficient parking for the entire project.

3.Waiver of Sections 32-250.31 of the Zoning Ordinance and 802.11 and 802.12 of the DCSM waiving
the buffer between commercial, industrial, office and other nonresidential uses and residential uses
within the planned development district.

Justification: This waiver was previously approved. Belmont Bay was designed to be a cohesive
development. As discussed with County staff, the goal of the development is to provide an integrated
community within Belmont Bay.

4.Modification of Sections 32-250.40 through 32-250.44 of the Zoning Ordinance and 802.20, 802.21,
802.30 and 802.31 of the DCSM to allow implementation of tree canopy and open space requirements
over the entire Property.

Justification: This waiver was previously approved. As part of the development of Belmont Bay, site
plans have been submitted with overall development tabulations. With the open space and parks and
recreation land bays provided, there is sufficient open space and tree canopy on the Property.

5.Moadification of Sections 32-306.10, 32-306.12.6.F and 32-306.12.6.G of the Zoning Ordinance to
allow for the housing types, as depicted on the MZP and Design Guidelines.

Justification: This modification allows for flexibility and alternative housing types as well as the design
contemplated with this development. The development standards of the housing types on the
Property will be in accordance with the MZP and Design Guidelines.

6.Modification of Sections 32-300.05.4 and Section 32-306.12.6.F(3) of the Zoning Ordinance to
increase the maximum building height to 50 ft. the single family attached units as shown in the MZP
and Design Guidelines.

Justification: The original rezoning and special use permit allowed for a maximum height of 50 ft. in
the Development Code. The Applicant is memorializing the already permitted height within Belmont
Bay. This height allows for the housing types shown on the MZP and in the Design Guidelines.
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7.Waiver of Sections 32-405.04(4) of the Zoning Ordinance and 802.47.B of the DCSM of the
peripheral buffer in its entirety for the Property and implement the landscaping and buffers as shown
on the MZP.

Justification: A similar waiver was approved with the previous Rezoning and SUP. Creation of the
buffers between various uses would contrast with the objective of the town center and overall
Belmont Bay development. This is a standard waiver associated with town center developments.

8.Waiver of Section 32-405.04(7) of the Zoning Ordinance to allow the residential use to exceed 35%
of the gross land area of the PMD as generally shown on the MZP.

Justification: The Applicant is proposing a development with a mix of uses both residential and
commercial with a town center core. The Comprehensive Plan, as approved, has more than 35% of
the land area designated as residential. The proposed development is compatible with, and consistent
with, the Comprehensive Plan.

9.Modification of Section 125.01.1 of the DCSM to reduce the required common or shared easement
width from 15 ft. to 10 ft.

Justification: To accommodate the lot sizes of the townhome units and incorporate this urban style
setback and allow the homes to sit close to the street the utility easement will need to be reduced to
10 ft.

10.Modification of Section 602.07.T. of the DCSM to allow driveways to be greater than 35% or more
than 720 SF.

Justification: The project is Urban in nature with smaller lots and decreased setbacks. Allowing
greater than 35% of the minimum required front yard to be improved parking surface would allow
the project to maintain the urban feel.

11.Waiver of Section 602.14.H of the DCSM requiring a cul-de-sac at the end of privately maintained
travelways.

Justification: Cul-de-sacs at the ends of streets within the project would result in additional
impervious area. Additionally, the presence of cul-de-sacs would encroach into or decrease buffers
resulting in less planting and screening. Streets are private and a modified curb return/street ending
will be provided for passenger vehicles accessing the driveways at the ends of streets to allow for
typical vehicular movements. Note - The Applicant has sought this waiver from County Transportation
and County Transportation has recommended it for Board of County Supervisors action.

12.Modification of DCSM Details 650.06 to allow street sections in accordance with the street sections
shown on the MZP.

Justification: This development is within a community with previously constructed residential and
commercial areas with modified street sections. In order to maintain continuity in the redevelopment
areas these modified, narrow street sections shall continue to be permitted. Furthermore, more
narrow street sections promote low impact design strategies such as reducing impervious surface
areas, increasing green space and vegetative areas, and reducing runoff. Note - The Applicant has
sought this waiver from County Transportation and County Transportation has recommended it for
Board of County Supervisors action.
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13.Moadifications as approved with SUP#2024-00036 and any subsequent amendments thereto.
Justification: This waiver was previously approved and allows for the special use permit conditions
to prevail in Marina Overlook.

14.Waiver of Section 32-250.31 of the Zoning Ordinance and 802.47 of the DCSM requirement for a
15-foot-wide landscape area around community recreation sites.

Justification: This waiver provides flexibility to integrate community recreation sites / facilities into
the planned mixed development design, rather than separate out such uses. Community recreation
sites / facilities should be incorporated into the overall development.

SUP Amendment SUP2024-00036

Pursuant to Section 32-280.34 of the Zoning Ordinance, approval of the subject special use permit
shall constitute a waiver/modification of the following:

1.Modification of Section 32-201.18 of the Zoning Ordinance to waive the 15 ft. wide landscaped area
around public use sites, such as telephone switching station, power substation, etc.

Justification: The character of the Town Center is not consistent with the implementation of
landscaped areas surrounding public facilities. The specific type and location of a facility will
determine the appropriate treatment in terms of screening, landscaping and architecture or fencing,
as such treatment is determined at the time of site plan.

2.Waiver of Sections 32-250.10 and 32-400.16 of the Zoning Ordinance in order to allow parking as a
principal use on subdivided lots, regardless of ownership, located within the Town Center and to allow
more than fifty percent (50%) of the required parking to be located on a separate parcel.
Justification: This waiver was previously approved. The design and construction of the Town Center
is an urban village design that may require various uses to be on separate parcels. However, the
proposed project provides sufficient parking for the entire project.

3.Waiver of Sections 32-250.31 of the Zoning Ordinance and 802.11 and 802.12 of the DCSM waiving
the buffer between commercial, office and other nonresidential uses and residential uses within the
planned development district.

Justification: This waiver was previously approved. Belmont Bay was designed to be a cohesive
development. As discussed with County staff, the goal of the development is to provide an integrated
community within Belmont Bay.

4.Modification of Sections 32-250.40 through 32-250.44 of the Zoning Ordinance and 802.20, 802.21,
802.30 and 802.31 of the DCSM to allow implementation of tree canopy and open space requirements
over the entire Property.

Justification: This waiver was previously approved. As part of the development of Belmont Bay, site
plans have been submitted with overall development tabulations. With the open space and parks and
recreation land bays provided, there is sufficient open space and tree canopy on the Property.
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5.Moadification of Section 32-280.31.7(a) of the Zoning Ordinance to allow multiple and/or tiered
owner associations.

Justification: This waiver was previously approved. The complexity of multiple owners and the variety
of residential and commercial uses make multiple and/or tiered owners associations appropriate. The
Applicant reserves the right to have multiple owner associations, including but not limited to an
umbrella association and various residential and nonresidential associations and sub-associations
based on future decisions as to the responsibility for the maintenance of facilities and related controls
on a land bay by land bay basis.

6.Modification of Section 32-280.31.7(b) of the Zoning Ordinance to not specifically state the Design
Guidelines in the CCRC.

Justification: This waiver was previously approved. The special use permit conditions will control
significant development parameters and the Design Guidelines will be incorporated into the CCRCs
by reference. In the event of a transfer of the right to modify the Design Guidelines by the Design
Review Committee as set forth in the Design Guidelines, such transfer and authority to make such
changes shall be only to an architectural review board of an umbrella or master association and not
the various sub associations individually.

7.Moadification of Section 32-280.31.7(j) of the Zoning Ordinance to allow for modification of
conditions, covenants and restrictions in accordance with standard practice during developer control
of project.

Justification: This waiver was previously approved. The complexity of multiple owners and the variety
of residential and commercial uses make multiple and/or tiered owners associations appropriate. The
Applicant reserves the right to have multiple owner associations, including but not limited to an
umbrella association and various residential and nonresidential associations and sub-associations
based on future decisions as to the responsibility for the maintenance of facilities and related controls
on a land bay by land bay basis.

8.Moadification of Section 32-280.35 to delete the items required to be included in the Design
Guidelines which are not currently included within the Design Guidelines.

Justification: This modification was previously approved. The Applicant as part of the proposal has
substantially used the same Design Guidelines and made them applicable to Marina Overlook, Taylor
Point, and Belmont Landing.

9.Modification of Section 32-280.61.2(a) of the Zoning Ordinance to allow rear yards of townhouses
to be less than 30 ft.

Justification: This waiver was previously approved. The unique design of many of the townhouse
units and overall density of the development contemplated for the Town Center, does not
accommodate the rear yards. Reduced setbacks and separations allow for an urban development
consistent with the Town Center.

10.Modification of Section 32-280.61.2(e) of the Zoning Ordinance to allow a reduced building
separation of 5 ft. rather than 20 ft.

Justification: This waiver was previously approved. The reduced separation provides flexibility to
create character consistent with Town Center concept. Any reduced building separations will be
subject to building code requirements and Fire and Rescue Approval.
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11.Moadification of Section 32-300.05.4 and Section 32-306.12.6.F(3) of the Zoning Ordinance to
increase the maximum building height to 50 ft. the single family attached units as shown on the
Development Code and in the Design Guidelines.

Justification: This was previously approved and allowed for a maximum height of 50 ft. in the
Development Code. The Applicant is memorializing the already permitted height within Belmont Bay.
This height allows for the housing types shown on the MZP and in the Design Guidelines.

12.Moadification of Sections 32-306.10, 32-306.12.6.F and 32-306.12.6.G of the Zoning Ordinance to
allow for the housing types, as depicted on the SUP Plan and Design Guidelines.

Justification: This modification allows for flexibility and alternative housing types as well as the design
contemplated with this development. The development standards of the housing types on the
Property will be in accordance with the MZP and Design Guidelines.

13.Waiver of Sections 32-405.04(4) of the Zoning Ordinance and 802.47.B of the DCSM of the
peripheral buffer in its entirety for the Property and implement the landscaping and buffers as shown
on the Master Zoning Plan.

Justification: A similar waiver was previously approved. Creation of the buffers between various uses
would be in contrast with the objective of the town center and overall Belmont Bay development.

14.Waiver of Section 32-405.04(7) of the Zoning Ordinance to allow the residential use to exceed 35%
of the gross land area of the PMD as generally shown on the Land Use Plan.

Justification: The Applicant is proposing a development with a mix of uses both residential and
commercial with a town center core. The Comprehensive Plan, as approved, has more than 35% of
the land area designated as residential. The proposed development is compatible with, and consistent
with, the Comprehensive Plan.

15.Madification of Section 32-700.51.1 of the Zoning Ordinance to allow the following items to be
omitted from town center street grid plan: private streets, shared access driveways, delivery vehicles
access, and loading.

Justification: This waiver was previously approved. These characteristics will be provided in full detail
during the site plan stage.

16.Waiver of Section 32-700.51.3 of the Zoning Ordinance requiring a Phasing Plan.
Justification: This waiver was previously approved. A majority of the infrastructure and road network
have already been constructed within Belmont Bay.

17.Modification of Section 32-700.51.4 of the Zoning Ordinance requiring Community Facilities &
Infrastructure Analysis & Plan.

Justification: This waiver was previously approved. The community facilities are shown in the Design
Guidelines which meets this requirement.

18.Waiver of Section 32-700.51.7 of the Zoning Ordinance requiring a Contingency Plan.
Justification: This waiver was previously approved.

19.Waiver of Section 32-700.55(1) of the Zoning Ordinance to provide flexibility with reference to the
implementation of the special use permit.
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Justification: This waiver was previously approved. Due to the interrelated nature of the various
components of the Town Center flexibility is necessary to allow for implementation of the special use
permit over an extended period of time, particularly in the absence of an interpretation and
clarification of this requirement with reference to commencement of the use.

20.Modification of Section 32-700.51.2 of the Zoning Ordinance to allow the following items to be
omitted from schematic land use plan; recreation and tree preservation.

Justification: This modification was previously approved. A majority of the Belmont Bay development
has already been constructed. The tree preservation areas within portions of the golf course will
remain. However, a majority of the parks and open space land bays will be dedicated to the County
for its parks and recreation use.

21.Madification of Section 125.01.1 of the DCSM to reduce the required common or shared easement
width from 15 ft. to 10 ft.

Justification: To accommodate the lot sizes of the townhome units and incorporate this urban style
setback and allow the homes to sit close to the street the utility easement will need to be reduced to
10 ft.

22.Madification of Section 602.07.T. of the DCSM to allow driveways to be greater than 35% or more
than 720 SF.

Justification: The project is Urban in nature with smaller lots and decreased setbacks. Allowing
greater than 35% of the minimum required front yard to be improved parking surface would allow
the project to maintain the urban feel.

23.Waiver of Section 602.14.H of the DCSM requiring a cul-de-sac at the end of privately maintained
travelways.

Justification: Cul-de-sacs at the ends of streets within the project would result in additional
impervious area. Additionally, the presence of cul-de-sacs would encroach into or decrease buffers
resulting in less planting and screening. Streets are private and a modified curb return/street ending
will be provided for passenger vehicles accessing the driveways at the ends of streets to allow for
typical vehicular movements. Note - The Applicant has sought this waiver from County Transportation
and County Transportation has recommended it for Board of County Supervisors action.

24.Modification of Section 610.06.B of the DSCM to allow for parking to be provided off-site or greater
than 150 feet of each dwelling unit measured over sidewalks or other paved surfaces.

Justification: As designed, the Town Center is designed to have shared parking between the
commercial and non-commercial uses. For this proposal, the Applicant is providing more parking than
required and is not taking credit for the parallel parking spaces on Harbor Side Street. However, some
of the parking spaces will be more than 150 ft. of some of the dwelling units. Note - The Applicant has
sought this waiver from County Transportation and County Transportation has recommended it for
Board of County Supervisors action.

25.Modification of DCSM Details 650.06 to allow street sections in accordance with the street sections
shown on the MZP.

Justification: This development is within a community with previously constructed residential and
commercial areas with modified street sections. In order to maintain continuity in the redevelopment
areas these modified, narrow street sections shall continue to be permitted. Furthermore, more
narrow street sections promote low impact design strategies such as reducing impervious surface

Page 37 of 38



Staff Analysis

areas, increasing green space and vegetative areas, and reducing runoff. Note - The Applicant has
sought this waiver from County Transportation and County Transportation has recommended it for
Board of County Supervisors action.

26.Waiver of Section 32-250.31 of the Zoning Ordinance and 802.47 of the DCSM requirement for a
15-foot-wide landscape area around community recreation sites.

Justification: This waiver provides flexibility to integrate community recreation sites / facilities into
the planned mixed development design, rather than separate out such uses. Community recreation
sites / facilities should be incorporated into the overall development.

Agency Comments

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

. PWC Planning Office - Archaeologist

. PWC Building Official

o PWC Economic Development

. PWC Fire Marshal Office

. PWC Historical Commission

. PWC Housing & Community Development

. PWC Development Services, Land Development Case Manager
. PWC Library Systems

. PWC Parks and Recreation Department

. PWC Planning Office - Land Use Review Case Manager

. PWC Planning Office - Countywide Planning

. PWC Planning Office - Community Planning & Revitalization

. PWC Police / Crime Prevention

. PWC Public Works - Environmental Services / Watershed Management
. PWC Service Authority/Prince William Water

. PWC School Board

o PWC Transportation Department

o Virginia Department of Transportation (VDOT)

. PWC Development Services - Zoning Administration
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DEVELOPMENT CODE

20,200 SF

MAXIMUM NON-RESIDENTIALGFA FOR THE APPLICATION PROPERTY

163

MAXIMUM MARINA SLIPS

RESIDENTIAL DENSITY BY | RESIDENTIAL DENSITY BY | MAXIMUMNON-| YARDS (MINIMUM) FRONT | YARDS (MINIMUM) REAR LOT PARKING
PROPOSED LAND BAy | FORMER LAND BAY [LAND BAY[ 0\~ A USE LAND BAY RESIDENTIAL L OAD TOWNHOME LOAD TOWNHONE YARDS (MAXIMUM) LOT WIDTH LOTDEPTH| BULDINGHEIGHT | . "2 ~-3|  REQUREMENTS BUFFER YARD
DESIGNATION SIZE PROJECTED LAND USE
DESIGNATION DESIGNATIONS (Gross Floor
(REZ#99-0022) (ACRES) MIN DUs/Acre MAX DUs/Acre | MAXDUs/Acre MAX DUs Area or Slips) FRONT SIDE REAR FRONT SIDE REAR FRONT SIDE REAR MIN MAX MIN MIN MAX MAX MIN, OFF-STREET
MDR SINGLE FAMILY ATTACHED 4 6 18 4 6 8 4 4 30° 20' 25' 20' 35' 50' 20' 50' N/A PER DCSM
20,200 SF*,
MARINA OVERLOOK | PARTLAND BAY6 | -, RESTAURANTS, RETAIL, MARINA, BOAT 6 74 163 SLIPS + 0
PARTLAND BAY 4 B-1 SALES, PARKING, MIXED USE, COMMUNITY N/A N/A S NDERS o o o 0 0 o N/A N/A N/A N/A N/A N/A 10 45 85% PER DCSM
) RECREATION AND/OR CNVIC FACILITIES, TENDERS °
PUBLIC USES AND FACILITIES
PART LAND BAY 17 _ _ _ _ _ _ _ _ _ _ _ _ _ _ SEE OPEN SPACE &
BELMONT LANDING | brot  anD BAY 18 | 2169 HDR SINGLE-FAMILY ATTACHED ACTIVE ADULT 6 16 16 178 N/A 18 4 11 8 4 18 30 20 25 20 35 50 20 50 N/A PER DCSM BUFFER PLAN
TAYLOR POINT PARTLAND BAY7 | 15.23 HDR SINGLE-FAMILY ATTACHED ACTIVE ADULT 6 16 16 96 N/A 18 4 6 7 4 4 30' 20' 25' 20' 35' 50' 20' 50' N/A PER DCSM mm_wm_wﬂ_wﬂmv_ur%m &
LAND BAY 2
OPEN SPACE 1 LAND BAY 20 37.17 0S R e el N/A N/A N/A N/A N/A 35' 35' 35' 35' 35' 35' N/A N/A N/A N/A N/A N/A 10 30' 15% PER DCSM o
FACILITES
LAND BAY 21
PART LAND BAY 12 OPEN SPACE, PUBLIC USES, COMMUNITY _ _ _ _ _ _ _ _ . _
OPEN SPACE 2 PART LAND BAY 15 | 544 0S RECREATION, ANDIOR CMIC FACILITIES N/A N/A N/A N/A N/A 35 35 35 35 35 35 N/A N/A N/A N/A N/A N/A 10 30 15% PER DCSM 0
PART LAND BAY 13
OPEN SPACE 3 PART LAND BAY 15 | 38.29 0s OPEN SPACE, PUBLIC USES AND N/A N/A N/A N/A N/A 35' 35' 35 35 35 35' N/A N/A N/A N/A N/A N/A 10 30 15% PER DCSM o
FACILITIES
LAND BAY 16
OPEN SPACE 4 PART LAND BAY 17 |  24.32 0s OPEN mnkw_wom_vmw__.m_m USES AND N/A N/A N/A N/A N/A 35' 35' 35' 35' 35' 35' N/A N/A N/A N/A N/A N/A 10 30' 15% PER DCSM o
LAND BAY 2 OPEN SPACE, PUBLIC USES, COMMUNITY . _ _ _ . . _ . . _
OPEN SPACE 5 LAND BAY 3 1.35 0S RECREATION, AND/OR CMIC FACILITIES N/A N/A N/A N/A N/A 35 35 35 35 35 35 N/A N/A N/A N/A N/A N/A 10 30 15% PER DCSM 0
OPEN SPACE 6 LAND BAY 22 0.05 0s OPEN mw>0mm>_%m_ﬂ.m_m USES, AND N/A N/A N/A N/A N/A 35' 35' 35' 35' 35' 35' N/A N/A N/A N/A N/A N/A 10 30' 15% PER DCSM o
159.76 APPLICATION PROPERTY TOTAL ACRES 348 MAXIMUM DWELLING UNITS FOR THE APPLICATION PROPERTY * MAY BE INCREASED WITH ADEQUATE PARKING PROVIDED IN ACCORDANCE WITH THE DCSM

TYPICAL LOT DIAGRAMS

SINGLE FAMILY ATTACHED
LOT DETAIL- FRONT LOADED

DEVELOPMENT STANDARDS
(1) MIN LOT WIDTH: 20 FT
(20 MAXBUILDING HEIGHT: 50 FT

(3) MIN SETBACKS

(3)a. FRONT- 18 FT

3)b. SIDE-4FT
3)c. REAR-BFT

*ALL UNITS WILL HAVE A GARAGE

LANDSCAPING:

-A MINIMUM OF ONE (1) LARGE DECIDUOUS (LD) OR ONE (1) MEDIUM DECIDUOUS
(MD) TREE PER END UNIT AND ONE (1) COMPACT OR SMALL DECIDUOUS TREE

(CD/SD) PER UNIT.

-FINAL LOCATION OF ALL PLANT MATERIAL TO BE DETERMINED AT TIME OF FINAL

SITE PLAN.

-IF SPACE DOES NOT PERMIT, THE LD AND MD REQUIRED PER END UNIT MAY BE
LOCATED IN COMMON OPEN SPACE FOR THE SITE. EXISTING SHADE TREES
EXCEEDING TWO-INCH CALIPER, LOCATED ANYWHERE IN THE OPEN SPACE AREA,
MAY BE COUNTED ON A ONE-TO-ONE BASIS TOWARDS FULFILLING THE
REQUIREMENT FOR LAGE AND MEDIUM DECIDUOUS TREES ON THAT SITE.

NOTE: PARKING WILL BE PROVIDED IN ACCORDANCE WITH DCSM TABLE 6-8
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SINGLE FAMILY ATTACHED
LOT DETAIL- REAR LOADED

DEVELOPMENT STANDARDS

(1)
(

2)

(3)
3
3
3

MIN LOT WIDTH: 20 FT
MAX BUILDING HEIGHT: 50 FT
MIN SETBACKS

FRONT-7 FT
SIDE- 4 FT
REAR -4 FT

*ALL UNITS WILL HAVE A GARAGE

LANDSCAPING:

-A MINIMUM OF ONE (1) LARGE DECIDUOUS (LD) OR ONE (1) MEDIUM

DECIDUOUS (MD) TREE PER END UNIT AND ONE (1) COMPACT OR SMALL

DECIDUOUS TREE (CD/SD) PER UNIT.

-FINAL LOCATION OF ALL PLANT MATERIAL TO BE DETERMINED AT TIME OF
FINAL SITE PLAN.

-IF SPACE DOES NOT PERMIT, THE LD AND MD REQUIRED PER END UNIT MAY
BE LOCATED IN COMMON OPEN SPACE FOR THE SITE. EXISTING SHADE TREES
EXCEEDING TWO-INCH CALIPER, LOCATED ANYWHERE IN THE OPEN SPACE
AREA, MAY BE COUNTED ON A ONE-TO-ONE BASIS TOWARDS FULFILLING THE
REQUIREMENT FOR LAGE AND MEDIUM DECIDUOUS TREES ON THAT SITE.

NOTE: PARKING WILL BE PROVIDED IN ACCORDANCE WITH DCSM TABLE 6-8
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NOTES:

1.  OPEN SPACE SHOWN HEREON IS APPROXIMATE AND SUBJECT TO MODIFICATION
— AT TIME OF FINAL SITE PLAN SO LONG AS DEVELOPMENT STANDARDS AND DCSM
REQUIREMENTS ARE MET.

PROP. UNDERGROUND
SWM FACILITY

2. GENERAL OPEN SPACE AND NATURAL OPEN SPACE AREAS SHOWN HEREON DO
NOT PROHIBIT THE CONSTRUCTION, INSTALLATION OR PRESENCE OF
UNDERGROUND OR AERIAL UTILITIES, STORMWATER MANAGEMENT FACILITIES,
SIDEWALKS, AND SHARED USE PATHS.
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\ OPEN SPACE TABULATION:
/ oo | oS o [orevsmiceeanen | crmanoe | omiemee [ ormvece

MARINA OVERLOOK 16.22 N/A N/A 2,51 15.47%
TAYLOR POINT 15.23 N/A N/A 2 48 49.11%
BELMONT LANDING 21.69 N/A N/A 5.90 27.20%
OSP 1 37.17 N/A N/A 36.54 98.31%
OSP 2 5.4 N/A N/A 5.44 100.00%
OSP 3 38.29 N/A N/A 38.29 100.00%
OSP 4 24,32 N/A N/A 24.32 100.00%
OSP 5 1.35 N/A N/A 135 100.00%
OSP 6 0.05 N/A N/A 0.05 100.00%
TOTAL 159.76 20.00% 31.95 121.88 76.29%

*PER SECTION 32-307.80 OF PRINCE WILLIAM COUNTY ZONING ORDINANCE
NOTE- NOTWITHSTANDING THE ESTIMATES PROVIDED HEREON, THE FINAL LOCATIONS AND ACREAGE OF OPEN SPACE TO BE PROVIDED ON THE

PROP. SWM PROPERTY SHALL BE SHOWN ON SITE PLANS AND SHALL BE A MINIMUM OF 31.95 ACRES (20%)
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NOTES: CONCEPTUAL LANDSCAPE DESIGN:
NOT TO SCALE
1. CONCEPTUAL LANDSCAPING SHOWN HEREON ARE APPROXIMATE AND 50 FT BUFFER
SUBJECT TO MODIFICATION AT TIME OF FINAL SITE PLAN SO LONG AS _
DEVELOPMENT STANDARDS AND DCSM REQUIREMENTS ARE MET. _ 100 |

2. BUFFERS TO BE PLANTED PER DCSM BUFFER REQUIREMENTS (SECTION
802.12) AND FOLLOW THE CONCEPTUAL LANDSCAPE DESIGN SHOWN ON
THIS SHEET WITH FIELD ADJUSTMENTS FOR EXISTING VEGETATION,
WATERWAYS, PATHS, ROADS, AND UTILITIES. EXISTING WOODLANDS WILL BE
COUNTED TOWARD BUFFER REQUIREMENTS WHERE APPLICABLE.

3. BUFFERS SHOWN HEREON DO NOT PROHIBIT THE CONSTRUCTION,
INSTALLATION OR PRESENCE OF UNDERGROUND OR AERIAL UTILITIES,
STORMWATER MANAGEMENT FACILITIES, SIDEWALKS, AND SHARED USE
PATHS.

4. INTERNAL BUFFERS BETWEEN DIFFERENT USES AND PERIPHERAL BUFFERS
WAIVED TO ALLOW BUFFERS TO BE IMPLEMENTED BY THE MZP AND DESIGN
GUIDELINES.

‘ /«E»:@%@@ SN A ¢
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Schedule F

RESIDENTIAL REQUIREMENTS

NOTE: LANDSCAPE TABULATIONS SHOWN HEREON ARE PROVIDED TO
DEMONSTRATE CONFORMANCE WITH DCSM SECTION 800 LANDSCAPE
REQUIREMENTS ONLY. REQUIREMENTS AND QUANTITIES OF PROPOSED
LANDSCAPE MATERIAL ARE SUBJECT TO CHANGE AT THE TIME OF FINAL SITE PLAN
SO LONG AS FINAL SITE PLANS ARE IN CONFORMANCE WITH DCSM SECTION 800.

DATE: MARCH 15, 2024

REVISED: OCTOBER 31, 2025

WOODBRIDGE MAGISTERIAL DISTRICT
PRINCE WILLIAM COUNTY, VIRGINIA

SHEET 9 OF 12

. Development type: SFA
3 y
_ . 3. Number of trees required per lot: 1/END UNIT LD/MD Tree(s)
i O<m _N _IOO vA PROP. 50 1/INTERIOR UNIT  SD/CD Tree(s)
- oo BUFFER
/ﬂ 0 AT Tree(s)
A~ J» $
J ) 4. Total number of trees provided: 110 LD/MD Tree(s)
i 238 SD/CD Tree(s)
=/ =TA " oDE 0 AT Tree(s)
— STREET (PUBLIC 1
—— — w ! [T Schedule A
50' LANDSCAPE BUFFER
PROP. 15'
7 = ‘ / BUFFER 1. Minimum required buffer area (A, B, or C C
— %
» 1
K
— LL N7 . 2. Minimum width of landscaped yard: 50 FT.
uy) — 9 v
% : —
) .
i > 3. Linear feet of buffer strip required along property line and/ or right-of-way: 2075 FT.
L N 4 p , . - o
q . Percentage of required buffer area occupied by existing woodland 50 %
o
) \ ¢ 5. Fence or wall or berm employed in buffer area:
~ 22 Yes No
102
7. 6. Total number of plant units required in buffer strip: 3,320 p.u.
74 7
~ o
«/A /~ 7. Number of large deciduous tree provided: 102 Xx 10 pu = 1020 p.u.
y N Number of large evergreen trees: 80 Xx 10 pu = 800 p.u.
/v \\\\ w m _I _/\_ O Z |_| Number of evergreen trees understory
Y/ /] (medium, small or compact): 80 X 5pu = 400 p.u.
N \\ ,,,\ 4 L _I>Z D _ Z ﬁw Number of deciduous understory trees
N \ Ay g — (medium, small or compact): 140 X 5pu = 700 p.u.
N . N Number of shrubs: 200 x 2pu = 400 p.u.
P % Number of ornamental grasses: 0 X 1pu = 0 p.u.
\ Co P Number of perennials: 0 x 025 pu = 0 p.u.
@ R 8. Total number of plant units provided in buffer strip: 3320 p.u.
Rl q\ PROP. 50' 3320
\ BUFFER
s Schedule A
.\ 15' LANDSCAPE BUFFER
\ TREE PRESERVATION AREA (TPA) 1. Minimum required buffer area (A, B, or C) A
APPROXIMATE
LAND BAY SIZE
LAND BAY (APPROX. TREE APPROXIMATE 2. Minimum width of landscaped yard: 15 FT.
DESIGNATION ACRES) PRESERVATION TPA (%) -
AREA (ACRES) 3. Linear feet of buffer strip required along property line and/ or right-of-way: 120 FT.
MARINA
16.22 0.00 0.00%
OVERLOOK A 4. Percentage of required buffer area occupied by existing woodland 0 %
TAYLOR POINT 15.23 3.28% )
0.50 5. Fence or wall or berm employed in buffer area:
BELMONT ° Yes XX No
: | ANDING 21.69 1.00 4.61% AN
\v\ OSP 1 37.17 12.50 33.63% 6. Total number of plant units required in buffer strip: 132 p.-u.
,,& osp2 544 0.25 4.60% 7. Number of large deciduous tree provided: 0 x 10pu = 0 p.u.
OSP 3 38.29 20.00 52.23% Number of large evergreen trees: 0 x 10pu = 0] p.u
N Number of evergreen trees understory
OSP4 24.32 11.00 45.23% (medium, small or compact): 27 X 5pu = 135 p.u.
OSP 5 1.35 0.00 0.00% Number of deciduous understory trees
- (medium, small or compact): 0 X 5pu = 0 p.u.
OSP 6 0.05 0.00 0.00% Number of shrubs: 0 X 2pu = 0 p.u.
TOTAL 159.76 45.95 28.32% Number of ornamental grasses: 0 X 1pu = 0 p.u.
Number of perennials: 0 x 0.25 p.u = 0] p.u.
*TREE PRESERVATION AREA IS CALCULATED WITH A 1.2 TREE
W_MMM\_mm<>._._OZ CREDIT FACTOR AS OUTLINED IN TABLE 8-5 OF THE 8. Total number of plant units provided in buffer strip: 135 p-u.
Schedule D PLANT LIST-SCHEDULE H
TREE COVER CALCULATIONS COVERAGE CALCULATIONS
QTY | BOTANICAL NAME | COMMON NAME | REMARKS |  SIZE CREDIT TOTAL CREDIT
Tree Cover Required: SHADE TREES
212 | |Large Deciduous Trees | B&B 2" Cal. 200 S.F. 42400 S.F.
1. Gross Site Area: _159.76 AC.| |LARGE EVERGREEN TREES
80 | |Large Evergreen Tree | B&B 7-8 HT 150 S.F. 12000 S.F.
2. Percent of Tree Cover Required: _ 20% SMALL EVERGREEN TREES
107 | [Medium, Small or Compact Evergreen Tree |  B&B 7-8 HT 100 S.F. 10700 S.F.
3. Total Area of Tree Cover Required: _31.95 AC. UNDERSTORY TREES
378 | [Medium, Small, or Compact Deciduous Tree|  B&B 2" Cal. 100 S.F. 37800 S.F.
Tree Cover Provided: * TOTAL : 102.900.00 S.F.
* H
4. Tree Cover From Landscaping: 2.36 AC. TOTAL 2.36 AC.
5. Tree Cover From Preservation: 45.25 AC. m m rg O Z — m> ‘
6. Total Tree Cover Provided: 29.80% 47.61 AC. —|>Z Umn>1 m m m c mﬂm m 1 —|>Z

PROFFER AMENDMENT REZ# 2024-00040

& Dewberry’

Dewberry
Engineers Inc.

13575 HEATHCOTE BLVD.
SUITE 130

GAINESVILLE, VA 20155-6693
PHONE: 703.468.2211

FAX: 703.468.2212
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LEGEND: NOTES:

R 1. POSSIBLE WATER AND SANITARY SEWER CONNECTIONS SHOWN HEREON ARE
m ./ _umoLmoqmoCzo>m<\mm<_mmo_.>z_um><m annOmmoaonmo<_ommmm<_0mqo?_mnmo,_moa>mm>.

N S~ ENTRANCE LOCATION*

2. ALIGNMENT AND SIZE OF PROPOSED WATER AND SANITARY SEWER LINES WILL BE
DETERMINED WITH FINAL ENGINEERING AND WILL BE BASED UPON CAPACITY
NEEDED TO SERVE THE PROJECT.

ULYSSES STREET (PUBLIC)
EX. POSTED SPEED=N/A MPH

MAINTENANCE ACCESS LOCATION*

p-31LA0H

3. ALIGNMENT OF EXISTING WATER AND SANITARY SEWER LINES MAY BE REVISED

AVERAGE DAILY TRIPS (ADT) WITH FINAL ENGINEERING.

SANITARY SEWER SHALL BE SERVED WITH PUBLIC WATER AND SANITARY SEWER.

5. PROPOSED UTILITY CONNECTION POINTS ARE PRELIMINARY, SUBJECT TO CHANGE
WITH FINAL ENGINEERING, AND ARE SUBJECT TO APPROVAL BY THE PRINCE WILLIAM
COUNTY SERVICE AUTHORITY.

OCCOQUAN RIVER EX. SANITARY SEWERLINE - 6. OFF-SITE UTILITY CONNECTIONS SHALL REQUIRE APPLICABLE EASEMENT
ACQUISITION PRIOR TO FINAL SITE PLAN APPROVAL PROPOSING SUCH UTILITY.

APPROXIMATE LOCATION OF PROPOSED
PUMP STATION

123 )
CONNECTIONS TO EX. UTILITIES * 4. ALL DEVELOPMENT WITHIN THE PROJECT LIMITS REQUIRING PUBLIC WATER OR

EX. SANITARY SEWER FORCE MAIN -
7. STORMWATER MANAGEMENT AND BMPS FOR MARINA OVERLOOK, TAYLOR POINT,

EX. WATERLINE - AND BELMONT LANDING WILL BE PROVIDED IN ACCORDANGE WITH PRINCE WILLIAM
COUNTY AND THE COMMONWEALTH OF VIRGINIA REQUIREMENTS OR AS APPROVED
—— WITH FINAL SITE PLANS.
o ../..
~ e 8. ALL EXISTING STREETS WITHIN THE BELMONT BAY DEVELOPMENT AREA ARE
™, 1 \ ASSUMED TO BE CLASSIFIED AS LOCAL AND ALL PROPOSED STREETS WITHIN THE
/// \\ / | y DEVELOPMENT ARE ANTICIPATED TO BE CLASSIFIED AS PRIVATE STREETS.
Nl e | | TAYLOR POINT ..\ 9. THE APPLICANT SHALL HAVE THE RIGHT TO CONSTRUCT VEHICULAR ENTRANCES
Y | _ \ AND ACCESS POINTS IN THE LOCATIONS GENERALLY SHOWN ON THIS SHEET. THE
MARINA | $\J\\ § APPLICANT RESERVES THE RIGHT TO ADD, SUBTRACT, MODIFY OR MOVE AN
y \ ENTRANCE OR ACCESS POINT AT THE TIME OF FINAL SITE PLAN.
OVERLOOK v | o e \ 10. UNDERGROUND SWM/BMP SHALL BE ALLOWED FOR RESIDENTIAL
OCCOQUAN m_<m_u$ \ DEVELOPMENTS.
Ar \ 11. PRIVATE ENTRANCES ON PUBLIC ROADS WILL BE CONSIDERED COMMERCIAL
——— e HARBOR SIDE —— g ENTRANCES AND WILL MEET VDOT COMMERCIAL ENTRANCE REQUIREMENTS
TO BE — STREET (PUBLIC) |~ \ INCLUDING CG-11 STANDARDS.
REMOVED ! POSTED SPEED=25MPH \
JIOVERLOOK d% > \ MARINA OVERLOOK PARKING TABULATIONS:
e H % wsﬂ \%
I o i V Residential Parking Tabulations
m p 2} W ) &
G m = \ Proposed Residential Unit Types
W P ﬁ \. Single-Family Attached- Rear Loaded 74 Units
3 <
T \ Required Parking per Unit Type (Per DCSM Table 6-8)
2.4 Spaces per Single-Family Attached- Rear Loaded Unit 178 Spaces
PROP. PUMP .
STATION Proposed Parking
Single-Family Attached- Rear Loaded Garage Spaces 148 Spaces
Single-Family Attached Driveway Spaces 0 Spaces
Surface Spaces 55 Spaces
a————— BELMONT Total Number of Spaces Provided 203 Spaces

LANDING

Commercial Parking Tabulations

LIMITS OF HIGHWAY

OO mm_ _U O m O<m m_l>< Existing Commercial Parking
Total Number of Existing Spaces 78 Spaces
Required Commercial Parking
6,000 gross s.f.- Restaurant (1 per net 100 s.f.)* 45 Spaces
12,237 gross s.f.- Private Rec. (1 per net 150 s.f.)** 62 Spaces
1,963 gross s.f. of Private Rec. Retail (1 per 300sf)*** 5 Spaces
Total Number of Spaces Required 112 Spaces
Proposed Commercial Parking
MGWN 2 Existing Spaces 78 Spaces
mmw nW Removed Existing Spaces 15 Spaces
mwﬂw,ﬂmr Additional Proposed Spaces 51 Spaces
Wﬂw Total Number of Spaces Provided 114 Spaces
mm« *Based on free-standing restaurant requirements outlined in table 6-8 of the DCSM
**Based on private recreation facility requirements outlined in table 6-8 of the DCSM

***Based on prvt. Rec. facility ancillary retail reqm. outlined in table 6-8 of the DCSM

TAYLOR POINT PARKING TABULATIONS: BELMONT LANDING PARKING TABULATIONS:

g Proposed Residential Unit Types Proposed Residential Unit Types

Single-Family Attached- Front Loaded 93 Units Single-Family Attached- Front Loaded 95 Units
Single-Family Attached- Rear Loaded 43 Units Single-Family Attached- Rear Loaded 83 Units

@ Total Residential Units 96 Units Total Residential Units 178  Units
Required Parking per Unit Type (Per DCSM Table 6-8) Required Parking per Unit Type (Per DCSM Table 6-8)
2.4 Spaces per Single-Family Attached- Front Loaded Unit 127 Spaces 2.4 Spaces per Single-Family Attached- Front Loaded Unit 228 gpaces
2.4 Spaces per Single-Family Attached- Rear Loaded Unit 103 Spaces 2.4 Spaces per Single-Family Attached- Rear Loaded Unit 199 Spaces
Total Number of Spaces Required 230 Spaces Total Number of Spaces Required 427 Spaces
Proposed Parking Proposed Parking
Single-Family Attached- Front Loaded Garage Spaces 106 Spaces Single-Family Attached- Front Loaded Garage Spaces 190 spaces
Single-Family Attached- Front Loaded Driveway Spaces 106 Spaces Single-Family Attached- Front Loaded Driveway Spaces 190 spaces
Single-Family Attached- Rear Loaded Garage Spaces 86 Spaces Single-Family Attached- Rear Loaded Garage Spaces 166 Spaces
Single-Family Attached- Rear Loaded Driveway Spaces 0 Spaces Single-Family Attached- Rear Loaded Driveway Spaces 166 Spaces
Surface Spaces 60 Spaces Surface Spaces 130 spaces
Total Number of Spaces Provided 358 Spaces Total Number of Spaces Provided 842 Spaces

BELMONT BAY
TRANSPORTATION & UTILITIES PLAN

DATE: MARCH 15, 2024 PROFFER AMENDMENT REZ# 2024-00040

GRAPHIC SCALE REVISED: OCTOBER 31, 2025 ow ®
250 0 125 250 500 1,000 SCALE: 1"=250' mm.. Umsum““<
E”I”[ WOODBRIDGE MAGISTERIAL DISTRICT B
1" = 250 PRINCE WILLIAM COUNTY, VIRGINIA Dewberry mn__ﬂ_mmWwﬁ_u_._.m VA 20155-6693

NORTH SHEET 100F 12 Engineers Inc. PHONE: 703.468.2211
MZP-19
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ROAD DESIGNATIONS

EXISTING PRIVATE ROADS

DATE: MARCH 15, 2024 PROFFER AMENDMENT REZ# 2024-00040

PROPOSED PRIVATE ROADS

GRAPHIC SCALE REVISED: OCTOBER 91, 2029 & Dewberry"
| EXISTING PUBLIC ROAD ENTRANCE/ WOODBRIDGE MAGISTERIAL DISTRICT —_—
ey — INTERSECTION TO PROJECT AREA w_¢ PRINGE WILLIAM GOUNTY. VIRGINIA ﬁ%ﬁ%ﬁ

Dewberry GAINESVILLE, VA 20155-6693

SHEET 110F 12 Engineers Inc. PHONE: 703.468.2211
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MODIFIED TS-1 ROAD SECTION MODIFIED CG-6

~ L
£ — SYMMETRICAL
F L i
b .--J_.. L L - g 1
5.0' 5 /6.5 ,2.0 LIMITS OF BITUM|NOUS SURFACE (L) 420, &S 50" |
@ 1Y ‘ | 2 1 (2)
: ~-TOFP COURSE BITUMINOUS ; i
- : —POINT OF q -
__ EReE _ MODIFIED CG—6—T ( _ | — -
___.__ 1- _ A ._.U__._.._u_.ﬂ.__m.
2] Y LU L] u.-
| 1447 /47" \ ,f,_t a2 \\\\\\\
I 7 = Iz — . |
peaieccs L A A Ay P NN .
-..lm AI}Z.U} mﬁf AR A, ey i T - ......” e }..-.ﬂl.__”u. I |........... .— mmhm&fw”%
SIDEWALK ! =)=l | .
N .
CENTERUINE
LIMITS OF SUBBASE |
TRAFFIC VOLUME PARKING L PAVEMENT
(VeD) SECTION
0 10 250 No Parking Allowed | 201 CATEGORY |
010 250 Parallel {one side) _ 20 f CATEGORY |
0 TO 250 Paragllel (hoth sides) 20 i CATEGORY
0 TO 250 Perpendiculor 20 . CATEGORY |
281 TO 400 Perpendicular (both sides) 20 ft CATEGORY I
_ 251 TO 400 Ne Parking Allowed 20 1. CATEGORY ||
401 10 600 Parallel [one side) | 20 . CATEGURY 1]
401 10 600 Perpendicular | 20 ft. . CATEGORY Il
[ 601 TO 2000 No Porking Allowed 20 it CATEGORY il
GENERAL NOTES:
1. These dimensions are for trovelways only, exclusive of parking spoces
2. Sidewalk location to be determined during final site plan review. .
3. Stone material shall be extended under the curb and gutter o minimum of six inches (6 in.), beyond the bock of curb
The oggregate thickness under the curb ond gutter shall be in excess of the depth of the qutter foce or a minimum
of four inches (4 in.), whichever is greater
4, Refer to Detgil 650.01 for clternative pavement sections.
5. Maximum grade eight percent (B8%). |
6. Design of this type of roadwoy shall conform te current VDOT requirements. ) | = =
7. |f optionol street tree plontings cre not provided per Section B02.48, the right—of—way may be reduced by O feetl.
=
Detail No. COUNTY OF TRAVELWAY STANDARDS FOR I
INDUSTRIAL, INSTITUTIONAL, OFFICE, -
TS-1 PRINCE WILLIAM COMMERCIAL, SINGLE FAMILY ATTACHED, Date
EDCAn VIRGINIA AND MULTIFAMILY DEVELOPMENTS BETWEEN PALISADES STREET AND FLEET STREET

Q:\50126226\CAD\Civi\PLAN\MZP\Submit\12-MZP-15 - Street Sections.dwg Oct 28, 2025 - 6:11pm

MOD. TS—1 “ “
R R
36’
2.0 LIMITS OF BITUMINOUS SURFACE 5.0° ® %,
@:l' I B [ NO_ o ll@: i W
BITUMINOUS 1 6" EXISTING CG-2 CURB 6" EXISTING CG-2 CURB
) ~POINT OF CONCRETE
m\vA i wﬁw_.m_mo SMMETRCAL ~ STANDARD CG—6- ] _AI@ _ |
T 1/47:1° 1/4"1 » 11 1/4"1] |5A mromm o 22
% V7 B VA N “ “
6-— 6”
e g o :
STANDARD STANDARD S PROPOSED 3 MIN. EXISTING y
SIDEWALK LIMITS OF SUBBASE ! SIDEWALK — 5" MIN. BUFFER 4’ BUFFER EXISTING A
_w SIDEWALK STRIP EXISTING ASPHALT EXISTING 12' TRAVEL LANE EXISTING 12° TRAVEL LANE EXISTING ASPHALT STRIP 5' SIDEWALK | —
_ EXISTING 8' PARKING EXISTING 8’ PARKING
A X
TYPICAL PRIVATE ALLEY NOTE:
1. STREET TREES OR OTHER LANDSCAPE MATERIAL PROPOSED WITHIN THE RIGHT—OF—WAY SHALL REQUIRE VDOT APPROVAL
MOD. TS-1 2. ANY MODIFICATIONS OR ADDITIONS WITHIN THE RIGHT—OF—WAY SHALL REQUIRE VDOT APPROVAL.
i
24’ ?
LIMITS OF BITUMINOUS SURFACE
6"—p = ._m. — ‘l@:
BITUMINOUS
6" —= -POINT OF CONCRETE -
e I BELMONT BAY
1/470 VA N
STREET SECTIONS
- " e E e o or v [
LIMITS OF SUBBASE DATE: MARCH 15, 2024 PROFFER AMENDMENT REZ# 2024-00040
REVISED: OCTOBER 31, 2025 mw Um umﬂnﬂn ®
& Dew 4
WOODBRIDGE MAGISTERIAL DISTRICT 13575 HEATHGOTE BLVD.
PRINCE WILLIAM COUNTY, VIRGINIA Dewberr SUITE 130
Eror y | GAINESVILLE, VA 20155-6693
ngineers Inc. PHONE: 703.468.2211
SHEET120F 12 9 FAX: 703.468.2212
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Section I:
INTRODUCTION:

The Design Guidelines & Development Code for Marina Overlook, Belmont Landing, and
Taylor Point establish the development framework for these areas. Upon the adoption of the
proposed rezoning for these areas, the 2024 Design Guidelines & Development Code will
guide future development for these areas. The applicable sections of the 1999 Design
Guidelines are included in this document for continuity in design approaches and for the
convenience of the reader.

The 1999 Design Guidelines, with any subsequent amendments, remain in effect for all other
portions of the Belmont Bay Town Center.

When there is a conflict between any provisions, approvals by the Development Review
Committee, applicable government agencies, and the 2024 amendments for the rezoning
areas, these will supersede the 1999 Design Guidelines.

Although Belmont Landing and Taylor Point are not within the Town Center (or included
within the Town Center special use permit area), for purposes of this Design Guidelines &
Development Code, the terms “Town Center or Belmont Bay Town Center” shall mean
Marina Overlook, Belmont Landing, and Taylor Point.

Block and Use Group Designations

Block Size SUP Land Maximum
(approx. Bay Projected Density
Block acres) Designations Land Use Du/ac FAR
Rezoning Areas:
Marina Overlook 16.2 MDR & B-1 Residential TH 6
Retail/Restaurant/Community 0.25
Taylor Point and Belmont 36.9 HDR Residential TH/FAR 16
Landing
LAND USE SUMMARY
Residences Nonresidential
Marina Overlook 74
Belmont Landing 178
Taylor Point 96
Residential Total 348
Retail/Restaurant/Office 20,200 SF
Marina 163 slips

37 jet ski tenders
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MARINA OVERLOOK, BELMONT LANDING, AND TAYLOR POINT

STREET GRID SCHEMATIC AND LAND USE PLAN
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Public
Transportation
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produce a white light. Colored lenses will be generally prohibited. Lighting shall be posi-
tioned and/or screened to minimize light spill-over to adjacent sites and communities.

Sculpture may be used but shall be appropriate in scale, form, and texture. It should not pro-
duce noise (other than that which can be generated from moving water) or contain flashing
or moving lights. Fountains and water features may be appropriate in pedestrian/motor
courts and plaza areas.

The Design Review Committee reserves the right to review and approve all street and hard-
scape furnishings.

At-grade parking areas, as well as medians, will be graded to ensure the preservation of
existing vegetation as close as possible to the edge of the parking lot. A maximum side
slope of 2:1 will be allowed for this purpose; retaining walls may also be required in some
instances to preserve existing vegetation. A maximum slope and cross slope of five (5) per-
cent is recommended within the surface parking areas, and a minimum of three (3) feet will
be allowed between buildings and parking lots or structures.

If parking lot medians are to be provided, bermed and landscaped medians at least ten (10)
feet in width should be provided. Landscaped medians will also be provided between park-
ing areas and service drives. Interior parking shall provide adequate turnaround areas for
emergency and delivery vehicles. Individual off-site parking spaces within commercial
areas should not have direct individual access to any public street other than for parallel
parking.

Free-standing and integrated parking decks will be employed at strategic locations through-
out the Town Center to accommodate the parking needs of the mixed uses. The architectural
guidelines address the design considerations to be incorporated into the parking decks and
structures.

Bus stops and locations for other forms of public ground transportation transfer points may
be located within the Town Center in accord with final site plans. At full development of
the Belmont Bay community, intra-community ground transit may be provided between
the Town Center and the Woodbridge VRE/Amtrak Station.
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Waterfront/Marina Overlook Landscapes: The waterfront open spaces and community
center for Belmont Bay residents establish the "urban edge" of the Belmont harbor and
marina. Hardscape and softscape within this area will be designed to amplify the beauty
of the Town Center's public improvements along the Occoquan River setting and includes
a small amphitheater. At full development, the area will be maintained by the Belmont
Town Center Property Owners' Association.
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Lot The proposed lots in Marina Overlook, Taylor Point and Belmont Landing will use the

. applicable Prince William County Design & Construction Standards Manual (DCSM) lot
Landscaping . - e
Guidelines landscaping guidelines (Table 8-6) shown below. Homeowner modifications throughout
Belmont Bay will follow the current process and guidance from the Landscape Materials
section.
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The proposed lots in Marina Overlook, Taylor Point and Belmont Landing will use the applicable Prince William County Design & Construction Standards Manual (DCSM) lot landscaping guidelines (Table 8-6) shown below.  Homeowner modifications throughout Belmont Bay will follow the current process and guidance from the Landscape Materials section.
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CONSTRUCTION PROCEDURES

Belmont Town Center will be developed over an extended period of time, and, from time
to time, new construction will be underway adjacent to completed and occupied
buildings. This section establishes minimum standards to limit the negative impact of
new construction. Some of the standards may be in addition to those required by Prince
William County. A demolition and phasing plan shall be prepared and approved by the
Design Review Committee for each individual land use and development activity.

Safe, clean vehicular, and unobstructed pedestrian access should be maintained in the
vicinity of the site. Protected and covered temporary walkways shall be constructed in
high density construction areas. All construction parking and access shall be physically
separated from permanent parking, employing temporary barriers, etc. Construction
parking in adjacent parking lots or decks without permission of the Design Review
Committee shall be prohibited. Where granted, construction parking shall be maintained
in a neat, orderly and dust-free condition. Development should take place on both sides
of the street so that streetscapes are complete.

A maximum of two construction access points for any parcel shall be permitted with each
site/subdivision plan approved. Construction traffic should be minimized during peak
traffic hours.

Orange safety fencing or other construction fencing required by the County's Design and
Construction Standards Manual and Zoning & Subdivision Ordinances. These fences
shall be removed at completion of construction.

Methods of controlling erosion and sedimentation shall be required during construction
in compliance with applicable State and County laws and regulations. The controls will
be planned as an integral part of the construction operation and will be included as part
of the project’s contract documents.

Both topsoil and fill material stockpiled on the site shall, within fourteen (14) days of
disturbance, be seeded, mulched, or covered and appropriately graded to avoid erosion
and blowing. Stockpiles shall be maintained and kept weed-free and dust shall be
controlled.
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STREETSCAPE, BLOCK AND BUILDING ORIENTATIONS

Buildings shall be organized by general use groups. The planned uses are consistent with
the rezoning and use group designations.

Marina Overlook: Town Center Mixed Use and Residential

Taylor Point and Belmont Landing: Age Restricted Residential

As depicted on the Schematic Land Use Plan, each use group will have a unique mix,
density, and orientation of uses, and architectural features. This section provides the
guiding principles for each use group as well as the general architectural guidelines. The
development code provides a matrix tabulation of the land use performance requirements
-- bulk, density, setback, height, coverage and parking standards for block development,
while the ensuing text provides block-by-block architectural and building guidelines for
the designated Land Bay use groups. With these standards serving as a point of departure
for the architectural review process, the Design Review Committee shall be responsible
for final decisions related to architectural design.
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Marina Overlook

Marina Overlook’s buildings and urban spaces will represent a core feature of the Town
Center. The buildings facing the harbor and open spaces serve as major destination points
for Belmont Bay residents and visitors. Similar to Block E, this block will have a strong
visual and functional orientation to the harbor’s pedestrian plaza, the marina, the river,
and public streetscapes. Vernacular building forms, massing, and proportion should
reflect the historic and cultural elements of the region. Marina Overlook includes Blocks
B and C, along with portions of Aand G.

Architectural elements within Marina Overlook which have frontage on the marina and
the Harbor Street streetscape should be both diverse and authentic, employing the
ideas of a variety of architects throughout the range of buildings to be constructed.

The siting of residential townhouses and other residences uses should establish a strong
streetscape for the adjoining Town Center streets, with parking permitted both on-street
and off street. The extension of the Town Center street network and sidewalks completes
the interconnection of the Town Center to the southern portion of the trail system. The
townhouses should be designed with a massing, orientation, and vernacular styling
similar to those found in Old Town Alexandria and Georgetown. See Appendix A for
proposed pocket park concepts that will be finalized in the site plan. See Appendix C
for architectural elevations to be finalized for building permits.”

PWC SUP/Zoning Code Classification

e MDR
e B-1
Planned Uses

o Mixed-Use Amenity Building

e Harbormaster Building/Commercial/Restaurant
e Retail

e Townhouse residential buildings

Guiding Principles for Building Architecture

e Traditional Virginia architecture elements, with a recommended vernacular and
interpretative Georgian, Charleston, or Federal emphasis in building styles and
motifs

e Building facades should be varied and articulated for pedestrian visual interest

e Building skin should avoid exterior reflective materials and mirrored glass

e Building massing and landscaping should relate strongly to adjoining blocks

¢ Roofscapes should be delineated by gables, cupolas, steeples, or towers

Roof slopes should be symmetrical with slopes between 6:12 and 8:12

Arcades, porches, balconies, and bays, encouraged and of proper scale

Windows should be vertically proportioned or square

Flush mounted windows not encouraged

Opening in gables should be centered
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e Environmental sustainability principles should be incorporated into building design

e Exposed foundation walls along street frontages should be clad with brick or stone
water tables

¢ Roof penetrations, such as vents and stacks, should be placed on rear roof slopes,
where practicable

Mix of Uses
e Retail
e Mixed Use

e Townhouses (condominium and/or fee-simple)

Massing and Density

e Maximum density: see “Development Code” for SUP limitations

e No more than & townhouses within a single structural grouping

e Townhouse widths: range 20’ to 35’

e Fronts of townhouse buildings shall be minimum 3 stories (2 stories for villa
style).

e Fencing allowed in rear and side yards only; limited to 8’ inheight

Setbacks

Minimum front yard setback: /8’ for residential and 0' for non-residential
Maximum residential front yard setback: 30’

Maximum commercial setback: 0’

Rear yard setback: 6’ for front garage and 4' for rear garage homes

10’ minimum separation between residential buildings

Refer to “Development Code” for more details

Heights

e 20’ minimum, provided that single story structures shall be employed only as
supporting elements which are integral to larger building masses.

50" maximum for townhouses

Townhouses: 3-4 stories recommended, inclusive of first level garage

45" maximum height for mixed use and retail

Mixed use and retail: 2-4 stories

Parking Accommodations

e Surface and garage parking, with opportunities for shared parking
e On-street parking within public rights of way or private easements
e Detached garages optional at rear of building
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Taylor Point and Belmont Landing

Taylor Point and Belmont Landing provide desirable locations for active adult living with
easy access to the waterfront, trail system, Occoquan National Wildlife Refuge, and the
Harborfront. Taylor Point and Belmont Landing includes Block M along with portions
of the former golf course and Blocks J & K.

The siting of residential townhouses and other residences uses should establish a strong
streetscape for the adjoining Town Center streets, with parking permitted both on-street
and off street. The extension of the Town Center street network and sidewalks
completes the interconnection of the Town Center to the southern portion of the trail
system. See Appendix A for proposed pocket park concepts that will be finalized in the
site plan. See Appendix C for architectural elevations to be finalized for building
permuts.

The townhouses should be designed with a massing, orientation, and vernacular styling
similar to those found in Old Town Alexandria and Georgetown.

The Osprey’s at Belmont Bay private event facility will be demolished, but may remain
as an approved use until the neighborhood is constructed.

PWC SUP/Zoning Code Classification
e HDR

Planned Uses
e Townhouse residential buildings

Guiding Principles for Building Architecture

e Traditional Virginia architecture elements, with a recommended vernacular and
interpretative Georgian, Charleston, or Federal emphasis in building styles and
motifs

e Building facades should be varied and articulated for pedestrian visual interest

e Building skin should avoid exterior reflective materials and mirrored glass

Building massing and landscaping should relate strongly to adjoining blocks

Roofscapes should be delineated by gables, cupolas, steeples, or towers

Roof slopes should be symmetrical with slopes between 6:12 and 8:12

Arcades, porches, balconies, and bays, encouraged and of proper scale

Windows should be vertically proportioned or square

Flush mounted windows not encouraged

Opening in gables should be centered

Environmental sustainability principles should be incorporated into building design

Exposed foundation walls along street frontages should be clad with brick or stone

water tables

¢ Roof penetrations, such as vents and stacks, should be placed on rear roof slopes,
where practicable
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Mix of Uses
e Not regulated

Massing and Density

Maximum density: see “Development Code” for SUP limitations

No more than & townhouses within a single structural grouping

Townhouse widths: range 20’ to 35’

Fronts of townhouse buildings shall be minimum 3 stories (2 stories for villa
style).

e Fencing allowed in rear and side yards only; limited to 8’ inheight

Setbacks

e Minimum front yard setback: 78’
e Maximum residential front yard setback: 30’
e Rear yard setback:
Rear Garage Homes 18" in Belmont Landing & 4'in Taylor Point
Front Garage Homes: 11'in Belmont Landing & 6'in Taylor Point
e 10’ minimum separation between residential buildings
e Refer to “Development Code” for more details

Heights
e 20’ minimum, providedthat single story structures shall be employed only as
supporting elements which are integral to larger building masses.

e 50’ maximum for townhouses
e Townhouses: 3-4 stories recommended, inclusive of first level garage

Parking Accommodations

e (arage parking
e On-street parking within public rights of way or private easements
e Detached garages optional at rear of building
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Buildings approved under
REZ2024-00040 and SUP2024-00036 shall not exceed 50 feet in height.
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Appendix A

POCKET PARK CONCEPTS TO BE FINALIZED DURING SITE PLAN APPROVAL



SHADE STRUCTURE @ GRAPHIC SCALE

BOCCE COURT

SIDEWALK

BENCH

SHADE TREE, TYP.
UNDERSTORY TREE, TYP.

SHRUB & HERBACEOUS PLANTINGS, TYP.
BELMONT BAY AMENITY EXHIBIT
BELMONT LANDING CENTRAL PARK

DATE: OCTOBER 31, 2025

GRASS LAWN, TYP.

0000000
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SIDEWALK

BENCH

SHADE TREE, TYP.

UNDERSTORY TREE, TYP.

SHRUB & HERBACEOUS PLANTINGS, TYP.
GRASS LAWN, TYP.

BELMONT BAY AMENITY EXHIBIT
BELMONT LANDING PROMENADE

DATE: OCTOBER 31, 2025
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GRAPHIC SCALE
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SIDEWALK
@ GRAPHIC SCALE
BENCH ON OVERLOOK 10 10 0

SHADE TREE, TYP.
UNDERSTORY TREE, TYP.
SHRUB & HERBACEOUS PLANTINGS, TYP.

BELMONT BAY AMENITY EXHIBIT
BELMONT LANDING OVERLOOK

DATE: OCTOBER 31, 2025

MZP-19
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EVERGREEN SCREEN

BENCH
@ y GRAPHIC SCALE |

SHADE TREE, TYP.

UNDERSTORY TREE, TYP.

SIDEWALK

SHRUB & HERBACEOUS PLANTINGS, TYP.
GRASS LAWN, TYP.

Q000000

BELMONT BAY AMENITY EXHIBIT
TAYLOR POINT CENTRAL PARK

DATE: OCTOBER 31, 2025
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EXISTING TREE
@ y GRAPHIC SCALE

SIDEWALK

SHADE TREE, TYP.

EVERGREEN, TYP.

UNDERSTORY TREE, TYP.

SHRUB & HERBACEOUS PLANTINGS, TYP.
GRASS LAWN, TYP.

Q000000

BELMONT BAY AMENITY EXHIBIT
TAYLOR POINT RIVERFRONT PARK

DATE: OCTOBER 31, 2025
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@ GRAPHIC SCALE
30 15 30

NORTH

MANUFACTURED OSPREY NEST (BY OTHER) DECOMPOSED GRANITE PATH

SEMI-CIRCULAR AREA STONE GARDEN FOUNTAIN, TYP.

STEPPING STONES, TYP. GRASS LAWN, TYP.

(7]
0
SMALL RAIN GARDEN e TREE, TYP.
(10
®

SEDUM AND ROCK GARDEN SIDEWALK, TYP.

POLLINATOR GARDEN BELMONT BAY AMENITY EXHIBIT
MARINA GMU CONNECTION

DATE: OCTOBER 31, 2025
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SIDEWALK

BENCH

CAFE TABLE

SHADE TREE, TYP.

UNDERSTORY TREE, TYP.

SHRUB & HERBACEOUS PLANTINGS, TYP.

(1]
2]
(3]
(4]
(5]
(6]
7]

GRASS LAWN, TYP.

BELMONT BAY AMENITY EXHIBIT
MARINA CENTRAL PARK

DATE: OCTOBER 31, 2025
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SIDEWALK

AMPHITHEATER WALL
AMPHITHEATER STEPS
AMPHITHEATER PLATFORM
EXISTING TO REMAIN
SHADE TREE, TYP.
UNDERSTORY TREE, TYP.
EVERGREEN SCREEN

(1]
2]
©
(4]
(5]
(6]
7]
(8]
9]

GRASS LAWN, TYP.

BELMONT BAY AMENITY EXHIBIT
MARINA AMPHITHEATER

DATE: OCTOBER 31, 2025

MZP-19

GRAPHIC SCALE

10 0
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SIDEWALK DECORATIVE PAVERS, TYP, GRAPHIC SCALE NORTH

0 40 80

MIXED-USE BUILDING SHADE TREE, TYP.
VENDOR OUTPOST UNDERSTORY TREE, TYP.
FOOD TRUCK SPACE GRASS LAWN, TYP.

BELMONT BAY AMENITY EXHIBIT
EXISTING TO REMAIN PUBLIC COURTYARD MIXED USE BUILDING PUBLIC SPACE

BENCH, TYP. DATE: OCTOBER 31, 2025
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EX. SIDEWALK, TYP. EX. TRASH RECEPTACLE, TYP. @

GRAPHIC SCALE NORTH
EX. PAVILION EX. TRAIL, TYP. 5 50 190

EX. WALL, TYP. EX. SHADE TREE, TYP.
EX. BENCH, TYP. EX. UNDERSTORY TREE, TYP.

EX. POLE, TYP. EX. GRASS LAWN, TYP. BELMONT BAY AMENITY EXHIBIT
HARBOR PLAZA

DATE: OCTOBER 31, 2025
MZP-19
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@ BASKETBALL COURT
GRAPHIC SCALE
20

10 0

@® PLAYGROUND

NORTH
9 VOLLEYBALL COURT

BELMONT BAY AMENITY EXHIBIT

NOTE: LOCATION OF ITEMS SHOWN HEREON MAY EXISTING PARK IMPROVEMENTS
CHANGE AT FINAL DESIGN AND ENGINEERING

DATE: JULY 30, 2025

Q:\50126226\CAD\Civil\PLAN\General\Exhibits\Existing Park Rendering\CAD\Existing Park Amenity.dwg Jul 30, 2025 - 2:35pm MZP 1 9




Existing Park Improvements

NOTE: LOCATION OF ITEMS SHOWN HEREON MAY CHANGE AT FINAL DESIGN AND ENGINEERING

o Half-Court 9 Playground e Volleyball Court
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TYPICAL LOTS



Appendix C:

ELEVATIONS TO BE FINALIZED FOR BUILDING PERMITS



Mixed-Use Amenity Building
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BELMONT BAY

SPECIAL USE PERMIT
SUP2024-00036

PROJECT
SITE

OCCOQUAN BAY
NATIONAL WILDLIFE REFUGE

VICINITY MAP SCALE: 1"=1,000'

NOTES

SRS
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10.

11.

SITE OWNERS: BELMONT BAY LC, BLOCKS B&C LLC, & BELMONT TOWN
CENTER ASSOCIATES LLC, & BLOCKS J&K LLC

APPLICANT: MILLER AND SMITH HOMES, INC.

GPIN #s - 8492-44-0370, 8492-53-7716, 8492-44-1022, 8492-44-5722,
8492-43-5597, & PORTIONS OF 8492-32-4965, 8492-43-4228, & 8492-32-5196
AREA TABULATION:

ORIGINAL SUP 1999-00014 AREA - +/- 92.93 ACRES

AREA 1 - SUBJECT TO SUP AMENDMENT - +/- 16.22 ACRES

AREA 2 - AREA TO BE REMOVED FROM SUP 1999-00014 - +/- 13.61 ACRES
NET SUP 1999-00014 AREA - +/- 63.10 ACRES

EXISTING ZONING: PLANNED MIXED USE DISTRICT (PMD).

FINAL LOCATION OF EXISTING UTILITY STRUCTURES SHALL BE
DETERMINED AT FINAL SITE PLAN.

RPA LIMITS FROM PASA (ASP2020-00046) PREPARED BY TNT
ENVIRONMENTAL, APPROVED JUNE 30, 2020.

FEMA FLOOD ZONES PER FIRM MAP PANELS 51153C0238E &
51153C0236E.

SWM/BMP FOR BELMONT BAY WILL BE PROVIDED WITH A STORMWATER
MANAGEMENT AND BMP PLAN PROVIDED WITH OR BEFORE FINAL SITE
PLAN.

DIRECTIONAL ARROWS HERON ARE FOR INFORMATION PURPOSES ONLY
AND SHALL NOT BE REQUIRED TO BE INSTALLED.

PORTIONS OF THE SUP AREA ARE LOCATED WITIHN THE UPPER
OCCOQUAN DAM INUNDATION ZONE (VA DAM#153004).
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ENTRANCE LOCATION*

__ :‘l * APPLICANT SHALL HAVE THE RIGHT TO CONSTRUCT ENTRANCES AND ACCESS POINTS AS SHOWN ON THESE SHEETS
HEREIN. IT IS THE INTENT OF THIS NOTE TO ESTABLISH THE LOCATION AND RESERVE THE NUMBER OF ENTRANCES
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BELMONT BAY

SPECIAL USE PERMIT PLAN

SPECIAL USE PERMIT SUP# 2024-00036

RESIDENTIAL DENSITY BY | RESIDENTIAL DENSITY BY | MAXIMUMNON- | YARDS (MINIMUM) FRONT | YARDS (MINIMUM) REAR LOT PARKING
FORMER LAND BAY [ LAND BAY
PROPOSED LAND BAY ZONING : USE LAND BAY RESIDENTIAL LOAD TOWNHOME LOAD TOWNHOME VARDS (MAXIMUM) LOT WIDTH LOTDEPTH | BULDING HEIGHT 1coveracE®|  REQUREMENTS BUFFER YARD
DESIGNATION SizE PROJECTED LAND USE
DESIGNATION RE2 #09.0022 AGRES) | PESIGNATIONS (Gross Floor
( 99-0022) ( ) MIN DUs/Acre MAX DUs/Acre MAX DUs/Acre MAX DUs Area or Slips) FRONT SIDE REAR FRONT SIDE REAR FRONT SIDE REAR MIN MAX MIN MIN MAX MAX MIN, OFF-STREET
MDR SINGLE FAMILY ATTACHED 6 18 4 6 8 4 4 30' 20' 25 20' 35' 50" 20' 50" N/A PER DCSM
20,200 SF*,
MARINA OVERLOOK | PARTLAND BAY6 ., RESTAURANTS, RETAIL, MARINA, BOAT 6 74 163 SLIPS + o
PARTLAND BAY 14 B-1 SALES, PARKING, MIXED USE, COMMUNITY N/A S NDERS 0 o 0 0 0 0 N/A N/A N/A N/A N/A N/A 10 45 85% PER DCSM
) RECREATION AND/OR CNIC FACILITIES, TENDERS °
PUBLIC USES AND FACILITIES
DATE: MARCH 15, 2024
REVISED: OCTOBER 31, 2025
NOTES: WOODBRIDGE MAGISTERIAL DISTRICT

1. Projected Land Uses are not intended to preclude other uses permitted by land bay zoning designations.
2. Lot Coverage and open space requirements for all land bays shall be satisfied by all of the Application Property as a whole per Zoning Ordinance Section 32.250.82.
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CONNECTIONS TO EX. UTILITIES *

EXISTING ADA RAMP TO BE REVIEWED
AND UPGRADED AT TIME OF FINAL SITE
PLAN IF REQUIRED TO MEET CURRENT
PROWAG STANDARDS

PROJECT BOUNDARY

ENTRANCE LOCATION*

AVERAGE DAILY TRIPS (ADT)

EX. SANITARY SEWERLINE -
EX. SANITARY SEWER FORCE MAIN -

EX. WATERLINE -

* THE APPLICANT SHALL HAVE THE RIGHT TO CONSTRUCT VEHICULAR ENTRANCES
AND ACCESS POINTS IN THE LOCATIONS GENERALLY SHOWN ON THIS SHEET. THE
APPLICANT RESERVES THE RIGHT TO ADD, SUBTRACT, MODIFY OR MOVE AN
ENTRANCE OR ACCESS POINT AT THE TIME OF FINAL SITE PLAN.

-
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(ongnd) i3341s 13314
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NOTES:

1. POSSIBLE WATER AND SANITARY SEWER CONNECTIONS SHOWN HEREON ARE PROPOSED TO
PROVIDE SERVICE TO THE PROJECT AREA.

2. ALIGNMENT AND SIZE OF PROPOSED WATER AND SANITARY SEWER LINES WILL BE DETERMINED
WITH FINAL ENGINEERING AND WILL BE BASED UPON CAPACITY NEEDED TO SERVE THE PROJECT.

3. ALIGNMENT OF EXISTING WATER AND SANITARY SEWER LINES MAY BE REVISED WITH FINAL
ENGINEERING.

4. ALL DEVELOPMENT WITHIN THE PROJECT LIMITS REQUIRING PUBLIC WATER OR SANITARY SEWER
SHALL BE SERVED WITH PUBLIC WATER AND SANITARY SEWER.

5. PROPOSED UTILITY CONNECTION POINTS ARE PRELIMINARY, SUBJECT TO CHANGE WITH FINAL
ENGINEERING, AND ARE SUBJECT TO APPROVAL BY THE PRINCE WILLIAM COUNTY SERVICE
AUTHORITY.

6. OFF-SITE UTILITY CONNECTIONS SHALL REQUIRE APPLICABLE EASEMENT ACQUISITION PRIOR TO
FINAL SITE PLAN APPROVAL PROPOSING SUCH UTILITY.

7. STORMWATER MANAGEMENT AND BMPS FOR MARINA OVERLOOK WILL BE PROVIDED IN
ACCORDANCE WITH PRINCE WILLIAM COUNTY AND THE COMMONWEALTH OF VIRGINIA
REQUIREMENTS OR AS APPROVED WITH FINAL SITE PLANS.

8. ALL EXISTING STREETS WITHIN THE BELMONT BAY DEVELOPMENT AREA ARE CLASSIFIED AS LOCAL
AND ALL PROPOSED STREETS WITHIN THE DEVELOPMENT WILL ALSO HAVE THE LOCAL
CLASSIFICATION.

9. SWM/BMP SHALL BE IN ACCORDANCE WITH THE SUP CONDITIONS.

10. PRIVATE ENTRANCES ON PUBLIC ROADS WILL BE CONSIDERED COMMERCIAL ENTRANCES AND
WILL MEET VDOT COMMERCIAL ENTRANCE REQUIREMENTS INCLUDING CG-11 STANDARDS.

OCCOQUAN RIVER

BELMONT BAY DRIVE (PRIVATE)

H EET(PUBLIC)

BELMONT BAY

TRANSPORTATION & UTILITY PLAN

SPECIAL USE PERMIT SUP# 2024-00036

DATE: MARCH 15, 2024
REVISED: OCTOBER 31, 2025

& Dewberry

WOODBRIDGE MAGISTERIAL DISTRICT
PRINCE WILLIAM COUNTY, VIRGINIA
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MODIFIED TS-1 ROAD SECTION MODIFIED CG-6

O
.mm O % L 0
-y Lo L 118 w__ M_z (il
, - . w__ N___ i
/ : | - e
. . ) = =
= |
SYMMETRICAL | = 135 . o 135
LIMITS OF BITUM|NOUS SURFACE (L) 20", 65 5.0° P _ ¥~ _l|9
BOINT OF L70P COURSE BITUMINOUS 3.257 1l - i .
\Izzmm_._ma n CONCRETE SURFACE I |l = T 0 m,w..m.fm. —
GRADE . i » a ) o - — g - ._w. i l.— 3 -
[ MODIFIED CG—6— _ = i %, = i e A_M ”mi v et |
| \ || 5235 2'R v 2 oty
' " \ 1/4":1 5 i Oy, i A
._\am.:”._. \ ._\_.A_.._ b J._l_xllll _ a. T, g ; |
Sl ] - ¥ | | - Iy T /-.I,....I..r_../.“_ ™ = i
\w..__\\-\\\\\ \_ 7 M\\hﬁ\x\\\\w\h\‘m\bﬁ\\k\\,_x..ﬂ\mﬂ_‘.‘m\m\.\.\.\ﬁ\m\h.h.\\.k.‘m\wﬂ\\.\m\u\.\%ﬁ\\\ UL L T T SN \—STANDARD . :____ __~ .._i_...hl_ ___lh: T
Jheboivgs o e o SIDEWALK [—]
6"~ —  BASE- / N = - __
SUBBASE- | “-CENTERLINE - 24 -
LIMITS OF SUBBASE |
TRAFFIC VOLUME PARKING L PAVEMENT
(VPD) SECTION
0 70 750 No Parking Allowed | 201, CATEGORY |
g TO 250 Parallel [one side) 2011, CATEGDRY |
0 T0 250 Farollel (both sides) 20 ft | CATEGORY
0O TO 250 Perpendicular 20 1t CATEGORY |
251 10 400 Perpendicular (both sides) 20 ft CATEGORY I
_ 251 70 400 No Parking Allowed . 201 _U_.J_l_mu..mﬁ_u,:u Il
W_“... 10 600 FParallel m“_...i...ﬁ m_."u.m.“_ | 2011 M..._u.._..H_“u.,._.q..m._... 11
401 T0 600 Perpendicular | 20ft CATEGORY 11l
801 TO 2000 No Parking Allowed |  20f CATEGORY Il
GENERAL NOTES:
1 These dimensions ore for travelways only, exclusive of parking spoces
2. Sidewalk locotion to be determined during final site plan review. . .
3. Stone moterial shall be extended under the curb ond gutter a minimum of six inches (& in.), beyond the Dock of curb
The oggregate thickness under the curb ond gutter shaoll be in excess of the depth aof the guiter face or o minimum
of four inches (4 in.), whichever is greater.
4, Refer to Detgil 650.01 for alternative pavement sections.
5. Maximum grade eight percent (B%).
6. Design of this type of roodway shall conform to current VDOT requirements. -
7. If optional street tree plantings are not provided per Section B02.46, the right—of—way moy be reduced by o feet,
l
Detail No. OOC NTY OF TRAVELWAY STANDARDS FOR I
HARBOR SIDE STREET SECTION A-A
|_|m|\_ PRINCE WILLIAM COMMERCIAL, SINGLE FAMILY ATTACHED, Date
7115114
ka2 VARG S .d BETWEEN PALISADES STREET AND FLEET STREET

Q:\50126226\CAD\Civil\PLAN\SUP\Submit\04-SUP - Street Sections.dwg Oct 28, 2025 - 5:52pm
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3 PROPOSED
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- 5' MIN. BUFFER 4 BUFFER EXISTING 4
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._.%_U_O>_| _U_HN_<>._._M >_|_|_m/w EXISTING 8’ PARKING EXISTING 8 PARKING
MOD. TS-1 _
A IN
d
24" t NOTE:
LIMITS OF BITUMINOUS SURFACE 1. STREET TREES OR OTHER LANDSCAPE MATERIAL PROPOSED WITHIN THE RIGHT-OF—WAY SHALL REQUIRE VDOT APPROVAL
S L. 18’ | o 2. ANY MODIFICATIONS OR ADDITIONS WITHIN THE RIGHT—OF—WAY SHALL REQUIRE VDOT APPROVAL.
BITUMINOUS
6" —» POINT OF CONCRETE -6
TN BELMONT BAY
‘E 1/47:1°
——
,, STREET SECTIONS
DRIVEWAY 6= CENTERLINE OF RIGHT OF WAY ~— 6
AND CONSTRUCTION DRIVEWAY
LIMITS OF SUBBASE DATE: MARCH 15, 2024 SPECIAL USE PERMIT SUP# 2024-00036
REVISED: OCTOBER 31, 2025 %w U —9 ®
¥ Dewberry
WOODBRIDGE MAGISTERIAL DISTRICT 13575 HEATHGOTE BLVD.
PRINCE WILLIAM COUNTY, VIRGINIA Dewberr SUITE 130
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gb= SUPPLEMENTAL PLANTINGS. | i = v | = =HE | 4] : e | | [ 1 | : S | ‘ THIS AREA IS NOT PART OF THE |

) - =1 | : : 1L 1l N I e e - S SYEE B A e VEGETATIVE BUFFER. APPLICANT |
—INVASNE SPECIES TO BE REMOVED/MANAGE . . = 3| B & wenry I NN EEEEEEE EDEmme | ISCOMMITTED TOPLANTING THIS |+
= 1| T . R _ =R j . | L 1] o ._ Lol o o ) i f,..  AREAWITHSIMILARDENSITYAND |
s I IS : | 11 i 7. 1 | | T 18- ARRANGEMENT SUBJECTTO |
REVIEW AND MODIFICATION |
DURING WETLAND PERMITTING |

\ OVERALL SOUTH BUFFER W/ CALLOUTS

._ SCALE: 1" = 100’-0"

IR N N RN 22 20 O /1 L S RINANN | | N Y 2 O A I N
PROPOSED BUFFER CONTINUATION (TYPICAL) === — = e e T FioTING FORESTED BUFFERS (TYPICAL)
ANOPY: SWEETGUM, RED MAPLE, AMERICAN BEECH, ! _ _ CANGPY: SWEETGUM, RED MAPLE, BLACK CHERRY, WILLOW OAK,

| PIGNUT HICKORY, WILLOW OAK, BLACKGUM, TULIP POPLAR O - D | | e | BLACKGUM, TULIP POPLAR

UNDERSTORY: SASSAFRASS, PAWPAW, REDBUD, | . - .. .. UNDERSTORY:  SASSAFRASS, PAWPAW, REDBUD, AMERICAN HOLLY,
AMERICAN HOLLY, & DOGWOOD | ELDERBERRY, & DOGWOOD

4 SHRUB MASSINGS: ARROWWOOD VIBURNUM, MAPLELEAF VIBURNUM, e | e . = _ __ : W 50
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FENCELINE EXISTING FOREST OUTSIDE OF PROPERTY — MANAGE INVASIVES ‘\

TYPICAL BUFFER PLANTING PLAN
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Refuge Buffer Concept Exhibit
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EXISTING FOREST AREA OUTSIDE

OF PROPERTY:

1. AUGMENT WITH

ADDITIONAL TREE

PLANTING (SPECIES TO

BE DETERMINED)

2. MANAGE INVASIVES

OCCOQUAN BAY NATIONAL As Noted
WILDLIFE REFUGE FENCELINE SCALE
ISSUE DATE

February 10, 2025
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— — — Refuge Buffer
el 1" =100"-0" Concept Exhibit
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THIS AREA IS NOT PART OF THE VEGETATIVE BUFFER. APPLICANT IS COMMITTED TO PLANTING THIS AREA WITH SIMILAR DENSITY AND ARRANGEMENT SUBJECT TO REVIEW AND MODIFICATION DURING WETLAND PERMITTING PROCESS
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EX. SWM POND
(TO BE MODIFIED)

»,
**REFORESTATION

DS

REFORESTATION

RIPARIAN BUFFER - SCHEDULE
TREE BAREROOT SEEDLING PLANTING DETAIL: | ———— — PLANTING SCHEDULE _ ‘ GRAPHIC SCALE

LEGEND PLANTING ZONE SPECIES NAME COMMON NAME CONTAINER | PLANT SPACING REMARKS o 25 50 100
SIZE HEIGHT (MIN) |~ U

\|RIPARIAN FOREST PLANTING AREA: 115,172 SF; 2.64 AC
p ( IN FEET )

Acer rubrum Red Maple 12" - 18" BARE ROOT SEEDLING TO PLANTED AT ONE (1) | inch = 50 ft
Betula nigra River Birch 12" - 18" PER 97 SQUARE FEET IN RIPARIAN ‘
RESTORATION AREA.

Liriodendron tulipifera Tulip Poplar 12" - 18"

RIPARIAN FOREST |[Nyssa sylvatica Black Gum 12" - 18 MIN. 10' 0.C 450 Bare Root

(OVERSTORY TREES) |Pinustaeda ~|Loblolly Pine 12" - 18" Seedling Per Acre

Platanus occidentalis 12" - 18"
Quercus bicolor Swamp White Oak 12" - 18"
Quercus phellos Willow Oak 12" - 18"

K2
XX

EXCAVATE HOLE DEEP PLACE TUBLING AT CORRECT USE NEARBY TOPSOIL TO PLANTING SHALL RESULT IN A
ENOUGH TO CONTAIN ROOT DEPTH WITH ROOT CROWN LEVEL PLACE AROUND TUBLING TO MOUND 2-3" ABOVE
SYSTEM WITHOUT BENDING WITH IN-SITU SOIL OR SLIGHTLY COVER ROOT CROWN BY 1-2". SURROUNDING ELEVATION.

ROOTS. HIGHER.

RS
KKK

MULCH

Reforestation Exhibit.dwg Feb 25, 2025 - 9:54am

K
K5

Amelanchier canadensis Senviceberry 12" - 18"
Paw Paw 12" - 18"
Cercis canadensis Redbud 12" - 18"
RIPARIAN FOREST |Chionanthus virginicus Fringetree 12" - 18" MIN. 10 O.C Amo._wma Root
(UNDERSTORY TREES) |Lindera benzoin Spicebush 12" - 18" Seedling Per Acre

Magnolia virginiana Sweetbay Magnolia 12" - 18"

K
XS

FIRM SOIL AROUND TUBLING TEST ULLING 11"~ 2" DEEP, 12'Q CIRCLE SATURATE PLANTING HOLE
N il
WITH FEET. LIGHTLY ON TUBLING. OF MULCH. WITH WATER.

"'
o2
L

DON'T EXPOSE ROOTS TO
AIR DURING FREEZE OR PLANT TUBLINGS
PLANT IN FROZEN UPRIGHT - NOT AT
GROUND. ROOT COLLAR AN ANGLE.
SHALL BE 1"-2" BELOW
SOIL.

%
9%
X

Sambucus pubens Elderberry 12" - 18"
Sassafras albidum Sassafras 12" - 18"

BARE ROOT SEEDLING QUANTITY SUBTOTALS:

-‘-‘k RIPARIAN FOREST/STREAM BANK PLANTING AREA: 115,172 SF; 2.64 AC m m —l g Z l—l m <
ALWAYS PLANT IN 1. Spacing and species distribution on site shall be determined based on field conditions to achieve a natural random nature and to avoid a plantation appearance. >

DO NOT BEND ROOTS SO SOIL - NEVER LOOSE = 2. This plan is conceptual in nature and will be revised as necessary and appropriate according to the Prince William County CDSM Standards and the Riparian Buffers Guidance Manual during the site OO Z O m ﬂl_lc>_l m m _HO m mm|_|>|_|_ O Z ﬂ Z
THAT THEY GROW UPWARDS LEAVES OR DEBRIS. plan approval process in conjunction with County staff review. _I>

OUT OF THE GROUND. PACK SOIL TIGHTLY. - 3. Species selection will be further developed with County staff at the time of site plan approval. Species substitiions will be allowed if approved by County Staff prior to Planting. Substititions may be

necessary based on the availability when ordering prior to planting DATE: FEBRUARY 10, 2025
4. Any plant subsitutions or changes must be approved by project engineer prior to installation. Request for subsitutions or changes shall be submitted in writing to project engineer. Contractor should
BARE ROOT SEEDLINGS MATCH SCHEDULE allow project engineer review time, and contractor should be proactive with all requests, if subsitutions are requested. % U“EUOH‘ ®
NOT TO SCALE 5. All bare root seedlings shall not remain unplanted for more than two weeks. Refer to Landscape Planting Schedule & Notes Sheet for unplanted shrub requirements. <
6. Project engineer shall be notified at least three days prior to installation of trees and shrubs. Project engineer shall review location and layout of plantings prior to installation WOODBRIDGE MAGISTERIAL DISTRICT | 13575 HEATHCOTE BLVD.
7. Tubelings and other small container grown material may be substituted based on availability and expected survival PRINCE WILLIAM COUNTY, VIRGINIA Dewberry MFM,__M_M,W_H_U._.W VA 20155-6693

8. Planting rates may exceed 450 per acre at time of planting to account for survival so long as 338 trees per acre are present and the time of review for escrow release. SHEET 1 OF 1 Engineers Inc. ww_mzum&umw%m%:
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BELMONT RPA RESTORATION PLANTING NOTES:

1. LARGE TREES AND UNDERSTORY TREES PLANTED IN THE RPA BUFFER WILL BE ARRANGED IN CLUSTERS AND LOCATED
TO MINIMIZE THE OBSTRUCTION OF PRIMARY VIEWS AND VISTAS ENJOYED BY THE RESIDENTS OF THE COMMUNITY TO
THE GREATEST EXTENT POSSIBLE WITHOUT REDUCING THE QUANTITIES OR TYPES OF VEGETATION PROVIDED OR

DI THE EFFECTIVENESS OF WATER QUALITY BENEFITS AND OBJECTIVES.

A MANAGEMENT PLAN FOR THE BENEFIT OF THE COMMUNITY WILL BE DEVELOPED AND APPROVED BY THE COUNTY
ARBORIST AT THE TIME OF SITE PLAN APPROVAL. THIS PLAN WILL INCLUDE THE OBJECTIVES OF MAXIMIZING THE
SUCCESS OF THE PLANTING, PROVIDING FOR THE MANAGEMENT OF INVASIVE SPECIES, AND MANAGEMENT OF THE
VIEW AND VISTAS IMPORTANT TO THE RESIDENTS OF THE COMMUNITY. THE OVERALL OBJECTIVE OF MAINTAINING AND
IMPROVING WATER QUALITY SHALL BE ACKNOWLEDGED AND INCLUDED WITH ALL MANAGEMENT EFFORTS.

THE EXACT QUANTITIES OF SPECIES MAY CHANGE DUE TO SPECIES AVAILABILITY AT THE TIME OF PLAN APPROVAL
AND/OR TIME OF PLANTING WITH APPROVAL FROM PRINCE WILLIAM COUNTY. ALL SPECIES SHALL BE NATIVE DROUGHT
TOLERANT VEGETATION. THE MIX OF CANOPY TREES, UNDERSTORY TREES, LARGE SHRUBS, AND SMALL SHRUBS
SHALL BE GENERALLY THE SAME AS PRESENTED ON THIS PLAN.

RIPARIAN BUFFER PLANTING SCHEDULE

Belmont Bay- Marina Overlook RPA Planting Schedule Total Area (21780 sq.ft)

™

@

Planting |Height at
Symbol i name) Quantity size __|Pianting |Type Comments.
Waterside area = 10,890 sq.ft.

B. Overstory Trees 1/400 sq.ft. * = 10,890 sq.ft.= 28 overstory trees
AR Red maple (Acer rubrum) Sonainer
BN er Birch (Belula Nigra ontainer_|single stem preferred
o ersimmon (Diospyros viginane) ontainer
OA ourwood (Oxydendrum arboreum) tainer_
QB Swamp white oak (Quercus bicolor) ainer_
cc \merican hombeam (Carpinus caroliniana) ainer
Total
/B Understory Trees @ 1/400 sq./£10,890 sa.fL. = 28_understory trees
AC Senicebeny (Amelanchier canadensis) 3 [NA___ [B8B or container
AT Pawpaw (Assim triobe) ontainer
cc [American hombeam (Carpinus caroliniane) ontainer
CR redbud (Cercis canadensis) tainer_
oV Fringetree (chionanthus virginicus) tainer
SA | Sassafrass (Sassafrass albidum) tainer
Total trees|
hrubs @ 2/400 sa.t - 10,890 sq.fL = 56 large shrubs
picebush (Linders benzoi) 701 ga " Tcontaimer
Elderberry (Sambucus canadensis) ol " [container
4 = & American beautyberry ((Cali A ) 10[1 gal " |contaiiner
X - Arowwood vibumum (vbumum dentatum) 701 ga contaiiner
\Witch virginiana) 10]1 gal " contaiiner
GRAPHIC SCALE LEGEND _m.é doigwood (Comus stolnfer) o[ ga " [container
w s e W =EVEINY T
I : N — o
L |B. Shrubs @ 3/400 q.ft.*10,890 sq.ft. = 82 shrubs
(FEET) P [Sweetfem (Comptonia peregring] 7 Jcontainer
Tinch= 50 CF |Eastern sweeshrub ((calycanthus floridus) " |container
CA _mHsézi, (Callicarpa americana) container
RIPARIAN VEGETATION e =
SA |Coralberry albus) container
VA sh bueberry (Vaccinum container
VX Maple-leaved vibumum (Vibumum acenflolium) container
[=3 | Sweet pepperbush (Clethra alnifolia) 1 container
Total 82
B. Landside area = 10,890 sq.ft.- planting (Modification planting)
Tree:
AC Seniceberry (Amelz )
AT Pawpaw (Assima tnloba)
>C /American hombeam (Carpinus caroliniana)
R redoud (Cercis canadensis)
Fringetree (chionanthus virginicus)
A | Sassafrass (Sassafrass albidum)
Large Shrubs
[C TSpicebush (Lingera benzoin) oo container
s [Elderberry (Sambucus canadensis) Tgal conteiner
[ [American beautybery ((Calicarpa A1 ) 1gal conteiner
v [Arrownood vibumum (vbumum dentatum) 1gal conteiner
[ Witch viginians) Tgal [1518" [container
cs red twig doigwood (Comus stolonifera) 1 gal 15-18" container
| Total 48
'Small Shrubs
3 TSweetiem ((Comp ) container
CF |Eastem sweetshrub (calycanthus fioridus) container
CA Beautyberry, (Callicarpa americana) container
WA Wi conteiner
A Coralberry albus) container
VA Waccinum container
X Maple-leaved vibumum (Vibumum acenflolium) container
=3 weet pepperbush (Clethra ainifolia) container
X albus) container
cB American beaulybeny ((Calicarpa Americana) conteiner
Total
Total (equivalent or exceeding 175 seedings using primarily shrubs)

BELMONT BAY

CONCEPTUAL MARINA OVERLOOK
RPA REVEGETATION PLAN
DATE: FEBRUARY 10, 2025

REVISED: OCTOBER 31, 2025 ‘ Uos_go

WOODBRIDGE MAGISTERIAL DISTRICT
PRINCE WILLIAM COUNTY, VIRGINIA Dewberry

SHEET 1 OF 1 Engineers Inc.
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RIPARIAN BUFFER PLANTING SCHEDULE

yior Point RPA Planting S

chodule Tot

tal Aroa (6,628 5q.ft)

GRAPHIC SCALE

Planting  [Height at
'Symbol name) size Planting _|Type Comments
\Waterside area = 28,134 sq.ft.
B. Ovorstory Troos 1/400 sa.ft._* = 28,134 sq.fL= 71 overstory troos.
AR Red maple (Acer rubrum) ontainer
BN iver Birch (Betula Nigra Container_|single stem preferred
ov. (Dio: virginiana) ontainer
[ ourwood (Oxydendrum arboreum) Sontainer
Q8 Swamp white oak (Quercus bicolor) “ontainer
G amerco tonteon Copus coomr ] s BELMONT RPA RESTORATION PLANTING NOTES:
[B. Understory Trees @ 1/400 q.f"28,134 sq.ft.. = 71_understory trees
AC [ Senviceberry (Amelanchier canadensis) ontainer
AT |Pawpaw (Assima triloba) ontainer
o [Americen hombesm (Caringa Samiian]  ontainer 1. LARGE TREES AND UNDERSTORY TREES PLANTED IN THE RPA BUFFER WILL BE ARRANGED IN CLUSTERS AND LOCATED
R redous (Corcis cansdonsis) Sontiner TO MINIMIZE THE OBSTRUCTION OF PRIMARY VIEWS AND VISTAS ENJOYED BY THE RESIDENTS OF THE COMMUNITY TO
ov [Frngetre (chionanthus virginicus) ontaner THE GREATEST EXTENT POSSIBLE WITHOUT REDUCING THE QUANTITIES OR TYPES OF VEGETATION PROVIDED OR
LY Sasualions (Sassalass abidun) Toaivesd Pontainer THE EFF OF WATER QUALITY BENEFITS AND OBJECTIVES.
B Large Shrubs @ 2400 sa.ft = 141 largo shrubs 2. AMANAGEMENT PLAN FOR THE BENEFIT OF THE COMMUNITY WILL BE DEVELOPED AND APPROVED BY THE COUNTY
v _ Bk ot ARBORIST AT THE TIME OF SITE PLAN APPROVAL. THIS PLAN WILL INCLUDE THE OBJECTIVES OF MAXIMIZING THE
S e T ; Container SUCCESS OF THE PLANTING, PROVIDING FOR THE MANAGEMENT OF INVASIVE SPECIES, AND MANAGEMENT OF THE
VD [Anowwood wbumum (vbumum dentatum) [container VIEW AND VISTAS IMPORTANT TO THE RESIDENTS OF THE COMMUNITY. THE OVERALL OBJECTIVE OF MAINTAINING AND
W [Wich viginiana) container IMPROVING WATER QUALITY SHALL BE ACKNOWLEDGED AND INCLUDED WITH ALL MANAGEMENT EFFORTS.
cs red twig (Comus stolonifera) |contaiiner
T 3. THE EXACT QUANTITIES OF SPECIES MAY CHANGE DUE TO SPECIES AVAILABILITY AT THE TIME OF PLAN APPROVAL
[ Total Shrubs| AND/OR TIME OF PLANTING WITH APPROVAL FROM PRINCE WILLIAM COUNTY. ALL SPECIES SHALL BE NATIVE DROUGHT
5. Small Shrubs @ 5400 sq 1 "26134 sq ft = 212 shrubs TOLERANT VEGETATION. THE MIX OF CANOPY TREES, UNDERSTORY TREES, LARGE SHRUBS, AND SMALL SHRUBS
F__[Sweetlan (Comp 2 conane SHALL BE GENERALLY THE SAME AS PRESENTED ON THIS PLAN.
Tordus) [contaner
) Beautybeny, (Call ) conainer
A [Wid Hycrangea lcontaner
A [Coralbery albus) [contaner
VA |Lowbush blueberry (Vaccir |container
X | Maple-leaved viburmum (Vibumum aceniflolium) |container
=3 |Sweet pepperbush (Clethra alnifolia) |container
Total|
B. Landside area = 26,134 sq.ft. - Primarily shrub planting (Modification
Trees
A Servccbery (Amolanchior canade Sontainer
A |Pawpaw (Assima trloba) ontainer
[Amercan hombeam (Carpinis caroiian) Sontainer
redoud (Cercis canadensis) ontainer
Frngetroe (chionanthus vigincus) ontainer
A |Sassafrass (Sassafrass albidum) tainer
Large Shrubs
B [Spicebush (Lindera be ) [container
SC |Eiderberry (Sambucus canadensis) |container
CA |American beautyberry (¢ |container
Vo |Arrowwood vibumum (vibumum dentatum) |container
Y [Wich viginiana) [container
cs red twig doigwood (Comus stolonifera) [container
| Total
'Small Shrubs
CP___[sweetiom (Comptona poregrina) [conainer
F |Eastem sweetshrub (calycanthus floridus) |container
A Beautyberry, (Calli ) |container
" [Wid Hydrangea [contaner
A Coralbery abus) Jconainer
A lcontainer
Maple-leaved wburnum (Vibumum acenfiolium) |container
X weet pepperbush (Clethra ainifolia) [container
X Sommon snowberry (Symphoarpus albus) [contaner
ce merican beautybery ( [contsner
Total|
Toul (equivalent or exceeding 420 seedings Using primariy Shrubs)

(N FEET)
Tinch = 50.

RIPARIAN VEGETATION

BELMONT BAY

CONCEPTUAL TAYLOR POINT
RPA REVEGETATION PLAN

DATE: FEBRUARY 10, 2025
REVISED: OCTOBER 31, 2025

WOODBRIDGE MAGISTERIAL DISTRICT
PRINCE WILLIAM COUNTY, VIRGINIA Dewberry

SHEET 1 OF 1

Engineers Inc.




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 %/Mf |

Secretary to the Commission
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	PC RESOLUTION - Belmont Bay SUP
	Conditions Statement dated October 31, 2025 SUP2024-00036 Belmont Bay
	PC STAFF REPORT-Belmont Bay REZ  SUP
	Background & Context: May 18, 1999, the Board of County Supervisors approved a Rezoning REZ#99-0022, Belmont Center (the “Original Rezoning”) and a Special Use Permit for a Town Center SUP #99-0014, Belmont Bay Town Center (the “Original SUP”).  The O...
	Significant changes have transpired over the past 25 years as they pertain to land use and development in this area, but also in the North Woodbridge area as a whole.  The County’s Zoning Ordinance and Comprehensive Plan have both undergone substantia...
	The 2019 North Woodbridge Small Area Plan identifies Belmont Bay as one of the Plan’s three subareas (the other two are North Woodbridge Town Center and Marumsco). The Small Area Plan includes the following key guidance (p. 70):
	VISION: Building on North Woodbridge’s rich history and environmental resources, create a dynamic community focused on a dense, mixed-use North Woodbridge Town Center, while strengthening the existing communities of Marumsco and Belmont Bay, oriented ...
	PLACETYPES: Create a sense of place with a vertical mixed-use town center and capitalize on the waterfront as a unique feature. Create neighborhoods with a balanced mix of housing types and affordability.
	The Plan also includes the Belmont Bay Illustrative Plan that outlines development/redevelopment opportunities such as:
	 Plan for the remaining elements of the planned mixed-use community including office, commercial, and medium-density residential in the Harborside community, a resort and conference center along the Occoquan River and a mix of residential unit types ...
	 Establish an alignment for the Potomac Heritage National Scenic Trail to follow the Occoquan River shoreline providing access to a greenbelt of natural resources including the Occoquan River and the Occoquan Bay National Wildlife Refuge and connecti...
	The North Woodbridge Small Area Plan includes a land use designation of Urban Neighborhood and portions of Waterfront for the subject site within the Belmont Bay subarea. As noted above, those designations were updated as part of the 2022 update of th...
	The Urban Neighborhood designation in the North Woodbridge Small Area Plan is noted in the Plan as “an opportunity to develop higher density, mixed-use residential close to transit (VRE) or town centers”, that “mix housing types that meet the needs of...
	The Small Area Plan’s Economic Development Plan references Belmont Bay’s unique natural and cultural features to support future economic activity:
	The North Woodbridge area has an opportunity to leverage environmental resources and green infrastructure in establishing a cultural hub to provide related civic and economic benefits. The Belmont Bay community is home to the George Mason University P...
	Since the 1999 rezoning, the Marina, George Mason University Potomac Science Center, Events Center, golf course and some small commercial shops were constructed with approximately 1,403 residential dwellings, either built or under construction.  Other...
	The Proffer Amendment and Special Use Permit Amendment under consideration would achieve other elements of the Small Area Plan by providing the Belmont Bay community with additional housing suitable for multiple age ranges, and additional recreational...
	Part I.  Summary of Comprehensive Plan Consistency
	Part II.  Comprehensive Plan Consistency Analysis
	Long-Range Land Use Plan Analysis
	Proposal’s Weaknesses
	Community Design Plan Analysis
	Potable Water Plan Analysis
	Proposal’s Weaknesses

	Projected enrollment at the assigned elementary school and high school exceeds 100% of capacity.  The addition of anticipated students generated from this application will further exacerbate this condition.  However, the approved CIP includes the “Woo...
	Proposal’s Weaknesses

	Transportation Plan Analysis

	Attachment B - MZP dated October 31, 2025 REZ2024-00040 Belmont Bay
	Attachment C - Design Guidelines & Development Code dated October 31, 2025
	Attachment D - SUP Plan dated October 31, 2025 SUP2024-00036 Belmont Bay
	Attachment E - Belmont Bay Community Building dated February 14, 2024
	Attachment F - Refuge Buffer Concept Exhibit dated February 10, 2025
	Attachment G - Belmont Bay Conceptual Resorestation Plan dated February 10, 2025
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