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EXECUTIVE SUMMARY
The Applicant/Owner (Classic Lakes, LLC) is requesting to rezone ±166.7 acres from A-1, Agricultural,
to SR-1, Semi-Rural Residential, for the development of up to 118 single-family detached residential
units on 1 to 4-acre lots; and to establish a ±154.6-acre natural area preserve and ±21.4-acre offsite
cultural resources preservation area, to be known as Maddox & Sinclair Mill Preservation Area. The
total project area encompasses ±339.1 acres.
The proposed project name was formerly named “Mid-County Park & Estate Homes”, and has been
changed to “Preserve at Long Branch”. This rezoning request is being concurrently being processed
with Comprehensive Plan Amendment #CPA2020-00008, Preserve at Long Branch.
This rezoning is subject to the proffer legislation, Virginia Code Section 15.2-2303.4. However, the
Applicant has elected to proceed under the proffer monetary contribution policies in effect at the time the
application was submitted, which was prior to July 1, 2016.
It is the recommendation of staff that, if the Planning Commission recommends approval of the
companion Comprehensive Plan Amendment, the Planning Commission recommends approval of
Rezoning #REZ2017-00013, Preserve at Long Branch, subject to the proffers dated July 16, 2020, and
contingent upon approval of Comprehensive Plan Amendment #CPA2020-00008, Preserve at Long
Branch.
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BACKGROUND
A.

Request: To rezone ±166.7 acres from A-1, Agricultural, to SR-1, Semi-Rural
Residential, for the development of up to 118 single-family detached residential units
on 1 to 4-acre lots; and to establish a ±154.6-acre natural area preserve and ±21.4acre offsite preservation area, to be known as Maddox & Sinclair Mill Preservation
Area, through a pending County Registered Historic Site (CRHS) designation. The
total project area encompasses ±339.1 acres. This rezoning request is being
concurrently being processed with #CPA2020-00008, Preserve at Long Branch.

REZ Proposal:
A-1 to SR-1

Required / Allowed
A-1 and SR-1 Zoning District

Provided / Proposed with SR-1
Development

REZ area

N/A

±166.7 acres to be rezoned;
Total Project Area = ±339.1 acres

Density for AE / SRR

AE land use / A-1 zoning= 1
dwelling unit (d.u.) / 10 acres;
±326 acres in A-1; Up to 32
lots within A-1 zoning;
SRR land use = 1 d.u. / 2.5
acres (average); SR-1 zoning
= 1 lot / acre; ±19 acres in SR1; Up to 19 lots in SR-1;
Total Residential Units by-right =
51 lots

Up to 118 single-family detached units
(proposed);
Overall gross density of 2.87 acres /
d.u. (proposed);

Open Space /
Lot Coverage

0% required for A-1 zoning;
25% lot coverage for SR-1
zoning

60.1% open space or ±203.7 acres
(proposed)
Natural Area Preserve, HOA, and
Conservation Easements (±182.3 acres)
Historic Sinclair Mill Preservation Area
(CRHS ±21.4 acres)

Minimum Lot Size

10-acre in A-1; 1-acre in SR-1

1 acre minimum by SR-1

Average Daily Vehicle
Trips (Vehicles Per
Day, VPD)

Total of 515 VPD
(based on 51 SFD units, with
10.1 trip generation factor per
unit)

Total of 1,192 VPD
(Proposed with Rezoning; based on
118 SFD units, with 10.1 trip generation
factor per unit)

(Increased yield of 67 more units than
the existing AE designation)
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B.

Site Location: The ±339.1-acre project area is located to the west of the termini of
Classic Springs Drive and Honeysuckle Road, north and west of the terminus of
Counselor Road, north of the terminus of Classic Lakes Way, southeast of Dove’s
Landing Park, and west of the terminus of Sinclair Mill Road.

C.

Comprehensive Plan: The subject site is currently designated AE, Agricultural or
Estate; ER, Environmental Resource, and SRR, Semi-Rural Residential, in the
Comprehensive Plan. The site is located within both the Rural Area and
Development Area of the County. With concurrently processed #CPA2020-00008,
Preserve at Long Branch, changes to the Rural/Development Area boundary are
being proposed. Currently, 317.9 acres are in the Rural Area, and as proposed, 166.5
acres would be removed from the Rural Area designation.
Per the Comprehensive Plan, the subject site is permitted to utilize septic. As
proposed, the area would be served with public sewer.

D.

Zoning: The entire property is currently zoned A-1, Agricultural, and is located within
the Domestic Fowl Overlay District.

E.

Surrounding Land Uses: The subject site is surrounded by semi-rural type residential
development to the east and north. Average lot sizes surrounding the property
range from 0.34 acres/du to 5.90 acres/du as reflected on the exhibit prepared by
staff entitled Area Density Map attached. Surrounding and abutting subdivisions in
the development area range from 1.60 ac/du to 2.47ac/du. Rural and larger estatetype residential development and undeveloped land is located to the west and
south. The majority of the property lies to the west and south of the Long Branch
stream feature and southeast of the Occoquan River. The main access to the site will
be from the Development (Semi-Rural) Area via Classic Springs Drive extended
located on the eastern boundary line and a secondary emergency-only access point
will be provided from Classic Lakes Way located along the southern boundary of the
project. Doves Landing, a natural resource County park, lies north and west of the
project area.

F.

Background and Context: This subject property has been examined for potential
development options for more than eight (8) years. This following list includes
decision points regarding the Rural Preservation Study. However, those
recommendations have not been adopted by the Board of County Supervisors. A list
and description of key dates as they relate to the history of this case follows:
•

January 6, 2012: Applicant submitted the Mid-County Park & Estate Homes
Comprehensive Plan Amendment, CPA #PLN2012-00255, to change the longrange land use designation for the property from AE, ER, and SRR to SRR and
P&OS (Parks and Open Space).
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•

March 20, 2012: The Board of County Supervisors (BOCS) took no action on
CPA #PLN2012-00255 and did not initiate. However, the BOCS discussed the
need to evaluate whether the goals for the Rural Area have been effectively
met through its implementation and to identify other rural preservation tools
that may be effective and appropriate.

•

May 6, 2014: The BOCS was briefed on the findings of the Rural Preservation
Study and the suggested changes to the Comprehensive Plan and Zoning
Ordinance and recommendations regarding opportunities to promote and
advance the County’s rural economy.

•

June 30, 2016: The Applicant submitted the subject rezoning proposal
(#REZ2017-00013), to allow processing of the application in accordance with
the proffer monetary contributions policies in effect prior to July 1, 2016.

•

August 3, 2016: Through Resolution No. 16-647, the BOCS included the Rural
Preservation Study as one of the Planning Studies to be incorporated into the
Comprehensive Plan during the current Comprehensive Plan update.

•

January 5, 2018: The Applicant submitted an update to CPA #PLN201200255, to include specific proposed shifts in the Rural Area boundary.

•

March 6, 2018: The BOCS took no action on CPA #PLN2012-00255. Through
Board directive DIR 18-14, it was directed that staff return, at a future
meeting, with the Rural Preservation Study Recommendations, with Zoning
Text Amendments, and to include the Comprehensive Plan Amendments
along with the study recommendations.

•

May 8, 2018: The BOCS authorized staff to procure professional consulting
services for the Rural Preservation Study implementation project.

•

September 17, 2019: The Planning Office published draft recommendations
for rural preservation as part of the Comprehensive Plan update. Additional
public input is pending.

•

September 24, 2019: At the Applicant’s request, the Rezoning proposal was
scheduled for Planning Commission public hearing on October 16, 2019. The
public hearing was advertised and the property was posted with signage.
(Dispatched staff report was recommending denial, citing inconsistency with
Long-Range Land Use Plan.)

•

October 16, 2019: At the Planning Commission public hearing, the Planning
Commission deferred the Rezoning application to a date uncertain.
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•

•

G.

December 3, 2019: The Board of County Supervisors initiated a
Comprehensive Plan Amendment (CPA) to change the land use designation
from AE, Agricultural or Estate, SRR, Semi-Rural Residential, and ER,
Environmental Resource; to SRR, Semi-Rural Residential, and P&OS, Parks
and Open Space. The initiating Board resolution (Res. No. 19-583) identified
the following main issues to be considered by the Applicant in developing the
concurrent Rezoning application:
o

The proposed development should be compatible with existing
residential developments that surround the subject property through
density, design, and open space with special attention to the
preservation of the natural environment and accessibility to the
surrounding community.

o

Commitments should be made that the proposed parkland will be
dedicated to the County for the use and enjoyment of the citizens
and that clear and easy access will be provided to the park from
multiple external access points and that pedestrian linkages will be
provided throughout the park system.

o

The layout of the proposed development will provide multiple points
of access to provide connectivity to the surrounding community.

January 31, 2020: Applicant submitted new CPA application package. Staff
processed this request as Comprehensive Plan Amendment #CPA202000008, Preserve at Long Branch.

Planning Commission Public Hearing: The Applicant requested to be scheduled for
public hearing, therefore, the rezoning proposal has been scheduled for Planning
Commission public hearing on July 29, 2020. It is important to note there is a
concurrent and initiated CPA request associated with the Rezoning request.
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STAFF RECOMMENDATION
If the Planning Commission recommends approval of the companion Comprehensive Plan
Amendment, staff recommends approval of Rezoning #REZ2017-00013, Preserve at Long Branch,
subject to proffers dated July 16, 2020, and contingent upon approval of Comprehensive Plan
Amendment #CPA2020-00008, Preserve at Long Branch, for the following reasons:
•

With approval of the concurrent CPA, which changes the majority of the property to SRR, the
Rezoning proposal can be determined to be consistent with the new land use policies and
amended map designations of the Comprehensive Plan.

•

As proposed and proffered, the Applicant is providing Level of Service (LOS) monetary
contributions to help mitigate the project’s impacts. In addition, this project provides over
175 acres of protected open space, through the establishment of a ±154.6-acre natural area
preserve and ±21.4-acre offsite preservation area, both to be conveyed to the County and
open for public access.

•

Preservation of environmentally sensitive areas, RPA, intermittent streams, steep slopes,
wetlands, and intact treed/vegetated areas are proposed through the Applicant’s proffers.

Comprehensive Plan Consistency Analysis
Long-Range Land Use: The subject project area site is currently designated AE, Agricultural or
Estate; ER, Environmental Resource, and SRR, Semi-Rural Residential, in the Comprehensive Plan.
The site is located within both the Rural Area and Development Area of the County. If the CPA is
approved, the site will be designated SRR, Semi-Rural Residential, P&OS, Parks and Open Space, and
the developed portion of the property will be designated as part of the Development Area, which
allows extension of public sewer.
Level of Service (LOS): This rezoning proposal is subject to the proffer legislation, Virginia State Code
Section 15.2-2303.4. However, the Applicant has elected to proceed under proffer law and the
proffer monetary contribution policies in effect at the time the application was submitted, which was
prior to July 1, 2016. The LOS impacts related to this subject rezoning request would be mitigated by
the monetary proffers, as follows:
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Water Quality

$75 per acre
(based on total acreage
shown on final
subdivision plan, less
acreage dedicated to the
Long Branch Natural
Area Preserve & and
Sinclair Mill Park
(339.1 acres - 176 acres =
163.1 acres

$75 x 163.1 net
acres = $12,232.50

$12,232.50

Fire & Rescue

$1,053 per single-family
detached (SFD) unit

$1,053 x 118 SFD

$124,254.00

Libraries

$812 per SFD

$812 x 118 SFD

$95,816.00

Schools

$20,694 per SFD

$20,694 x 118 SFD

$2,441,892.00

Transportation

$16,780 per SFD

$16,780 x 118 SFD

$1,980,040.00

Parks & Recreation

In-Kind *

In-Kind *

TOTAL LOS $
CONTRIBUTION

$4,654,234.50

* Parks & Recreation (In-Kind Contributions):
•

Long Branch Natural Area Preserve
In lieu of a monetary contribution and subject to acceptance by the Board of County
Supervisors, the Applicant shall dedicate, and convey in fee simple, subject to the terms
and conditions outlined in the proffers, 154.6 acres of land located in both the Rural and
Development Areas, as shown on the GDP as “Long Branch Natural Area Preserve”.
Note, in the event that the Board of County Supervisors does not accept this abovereferenced area, the County will not receive any Parks & Recreation monetary
contributions.

•

Historic Sinclair Mill Preservation Area
The Applicant shall acquire, purchase, and/or facilitate the dedication and conveyance of
the Sinclair Mill Park Parcels (total of 21.4 acres) to the Board of County Supervisors,
subject to the terms and conditions as outlined in the proffers. The purpose of the
conveyance of the Sinclair Mill Park Parcels to the County is to expand Doves Landing
Park to interconnect approximately 520 acres of passive recreational parkland and to
allow for a trail connection from the Long Branch Natural Area Preserve to the southern
bank of Long Branch. Note, in the event that the Board of County Supervisors does not
accept this above-referenced area, the County will not receive any Parks & Recreation
monetary contributions.
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Community Input
Notice of the application has been transmitted to adjacent property owners within 500 feet of the
subject property. As of the date of this staff report, the Planning Office has received emails and
phone calls from more than thirty (30) concerned citizens, all in opposition of the proposal. The
major issues of concern have been the following: inconsistency with current Comprehensive Plan;
precedent implications with changing the boundary of Rural Area; encroachment of increased
residential development into the current Rural Area; loss of natural habitat; increased traffic in the
area; limited access into the property; potential for cut-through traffic; and pedestrian safety
concerns. Although the concurrent CPA may eliminate previous land use policy inconsistencies,
there has still been considerable and consistent community opposition to the proposal.
However, as of the date of this staff report, the Planning Office has received seven (7) emails of
support. The primary reasons for support of the project are the following: resulting environmental
protections; public benefit; resource preservation efforts; and quality development with variable lot
sizes being surrounded by wooded areas.
Over the entire duration of this proposal, between late 2016 and up until now, the Applicant
indicates they have reached out to the following groups/entities:
•
•
•
•
•
•
•

Mid County Civic Association of Prince William (MIDCO)
Woodbine Woods Civic Association
Classic Springs
Classic Lakes
Classic Hollow
Landview Estates
Brenmill

A summary of the major concerns/themes of interest expressed at citizen meetings and community
input are provided below:
•

Land Use Policy Implications of CPA: Although there is now a concurrent CPA request, there
are ongoing concerns with changing the Rural Area boundary and associated land use
designations to allow for such residential development. The Applicant is relying on
recommendations outlined in the 2014 Rural Preservation Study as well as the 2019 Rural
Preservation Study Implementation recommendations for the cluster development and
reference to the previous Transitional Ribbon concept located along the Rural Area
Boundary. However, the study’s recommendations have not been adopted by the Board of
County Supervisors.
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•

Previous 2019 Rural Area Study Recommendations On-Hold: The Rural Study has been
placed on-hold by the Planning Commission, and the staff recommendations have not been
acted on by the Planning Commission or adopted by the Board of County Supervisors. The
Applicant is proceeding with the concurrent CPA request and the requested changes to the
land use designations.

•

General Traffic Questions/Concerns: Two traffic studies were prepared for the proposed
development; one for the public road extension of Classic Springs Drive into the Property
from the east and a 2nd for the Gated Private Road connection to Classic Lakes Way to the
south. Both studies confirmed that all roads and intersection will continue to operate at a
high level of service, LOS A or B, following development.

•

Current Speeding Problem Along Classic Springs Drive: Several residents of Classic Springs
shared their struggles with the current speeding problem along Classic Springs Drive and
expressed concerns that the problem would get worse with the additional traffic.

•

Adjacent ARC Home Concerns: The existing home on lot 20 in Classic Springs is operated by
The Arc of Greater Prince William/INSIGHT, Inc., which is a non-profit organization
committed to providing opportunities for persons with developmental disabilities to achieve
their greatest potential for growth and independence. The ARC home serves severely
disabled residents that require care 24 hours a day. Several concerns expressed from the
residents of Classic Springs include parking and speeding along Classic Springs Drive.

•

Request to Remove the Asphalt Street Extension at End of Honeysuckle Road: A resident in
the Landview Estates subdivision that lives adjacent to the proposed cul-de-sac at the end of
Honeysuckle Road asked the Applicant to remove the existing asphalt between the cul-desac and the subject property.

The Applicant has provided an updated outreach summary exhibit, which is provided as a separate
attachment at the end of this report.

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

Legal Issues
If the rezoning request is approved, the subject site could be developed with up to 118 lots for
single-family detached residential development, as proffered, while using the SR-1 zoning district.
As an alternative, the Applicant can also develop the property with thirty-three (33) single-family
detached homes through the by-right option with the current A-1 zoning. Legal issues resulting
from the Planning Commission’s action are appropriately addressed by the County Attorney’s Office.
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Timing
The Planning Commission has until October 27, 2020, which is 90 days from the first public hearing
date, to take action on a rezoning application. A recommendation to approve the application would
meet the 90-day requirement.

STAFF CONTACT INFORMATION
Scott F. Meyer | (703) 792-6876
smeyer@pwcgov.org

ATTACHMENTS
Area Maps
Area Density Exhibit
Staff Analysis
Proffer Statement (dated July 16, 2020)
Illustrative Exhibit / Concept Plan
Illustrative Project Area & Proffer Exhibit
General Development Plan (GDP)
Environmental Constraints Analysis (ECA) Exhibit
Schools Impact Statement (most current)
Community Outreach Summary Exhibit (by Applicant)
Historical Commission Resolution
Planning Commission Resolution (previous deferral)
Agency Comments

Vicinity Map
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Aerial Map
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Long-Range Land Use Map
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Zoning Map
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Area Density Map Exhibit
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Staff Analysis
Part I. Summary of Comprehensive Plan Consistency
Staff Recommendation: APPROVAL, provided the companion CPA is recommended
for approval.
If the Planning Commission recommends approval of the companion CPA, this summary analysis is
based on the relevant Comprehensive Plan action strategies, goals, and policies of the approved
CPA. A complete analysis is provided in Part II of this report.
Comprehensive Plan Sections

Plan Consistency

Long-Range Land Use

Yes

Community Design

Yes

Cultural Resources

Yes

Environment

Yes

Fire and Rescue

Yes

Housing

Yes

Libraries

Yes

Parks, Open Space and Trails

Yes

Police

Yes

Potable Water

Yes

Sanitary Sewer

Yes

Schools

Yes

Transportation

Yes

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

Land Use

Long-Range Land
Use Map Designation

Zoning

North

Semi-rural type residential; undeveloped
land/open space; (Sinclair Mill Park; Bren Mill)

AE; SRR; ER

SR-1; A-1

South

Rural Area; Larger estate-type residential and
undeveloped land (Classic Lakes)

AE; ER

A-1

East

Semi-rural type residential development;

SRR; ER

A-1; SR-1

AE

A-1; SR-5

(Woodbine Woods, Classic Springs, Landview
Estates, Classic Hollow)
West

Rural Area; Rural and larger estate-type
residential and undeveloped land
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Staff Analysis
Long-Range Land Use Plan Analysis
Through wise land use planning, the County ensures that landowners are provided a reasonable use
of their land while the County is able to judiciously use its resources to provide the services for
residents and employers’ needs. The Long-Range Land Use Plan sets out policies and action
strategies that further the County’s goal of concentrating on population, jobs, and infrastructure
within vibrant, walkable, mixed-use centers serviced by transit. In addition to delineating land uses
on the Long Range Land Use Map, the Plan includes smart growth principles that promote a
countywide pattern of land use that encourages fiscally sound development and achieves a highquality living environment; promotes distinct centers of commerce and centers of community;
complements and respects our cultural and natural resources, and preserves historic landscapes
and site-specific cultural resources; provides adequate recreational, park, open space and trail
amenities that contribute to a high quality of life for county residents; and revitalizes, protects, and
preserves existing neighborhoods.
The ±339.1-acre property currently has the following land use designations within the
Comprehensive Plan: AE, Agricultural or Estate; ER, Environmental Resource; and SRR, Semi-Rural
Residential. The vast majority of the property area is located within the Rural Area, with the access
point and a small portion within the Development Area to the east. The following table summarizes
the current land use patterns/densities intended within the AE, SRR, and ER designations, as well as
the Rural Area:
Long-Range Land Use
Map Designation
Agricultural or Estate
(AE)
(vast majority of
property)

Environmental
Resource (ER)
(northern and eastern
side of property)

Intended Uses and Densities

The purpose of the Agricultural or Estate classification is to protect
existing agricultural lands, cultural resources, and open space, as well
as other important rural environmental resources, and to provide areas
within the County where large lot residential development is
appropriate. The maximum density is one dwelling per 10 gross acres.

This classification is explained in detail within the Environment Plan.
Therein are located goals, policies, action strategies, and other Plan
components designed to protect the sensitive nature of the identified
resources. Environmental Resources include all 100-year floodplains as
determined by the Federal Emergency Management Agency (FEMA),
Flood Hazard Use Maps or natural 100-year floodplains as defined in the
DCSM, and Resource Protection Areas (RPAs) as defined by the
Chesapeake Bay Preservation Act. In addition, areas shown in an
environmental constraints analysis submitted with a rezoning or special
use permit application with wetlands; 25 percent or greater slopes;
areas with 15 percent or greater slopes in conjunction with soils that
have severe limitations; soils with a predominance of marine clays;
public water supply sources; and critically erodible shorelines and
stream banks are considered part of the Environmental Resource
Designation.
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Staff Analysis
Semi-Rural Residential
(SRR)
(far eastern portion of
property, at access point)

Rural Area
(vast majority of site;
areas west of Long
Branch and south of
Occoquan River)

The purpose of the Semi-Rural Residential classification is to provide for
areas where a wide range of larger-lot residential development can
occur, as a transition between the largest-lot residential development in
the Rural Area and the more dense residential development found in
the Development Area. Residential development in the SRR areas shall
occur as single-family dwellings at a density of one dwelling per 1-5
gross acres. Where more than two dwellings are constructed – as part
of a residential project in the SRR classification – the average density
within that project should be 1 dwelling unit per 2.5 acres on a projectby-project basis. Cluster housing and the use of the planned unit
development concept may occur, so long as the resulting residential
density is no greater than that possible under conventional
development standards and provided that such clustering furthers
valuable environmental objectives such as stated in the Environment
Plan and is consistent with fire and rescue service objectives. The lower
end of the density range for the SRR classification should be proposed
with a rezoning application. Higher densities shall be achieved through
negotiation at the rezoning stage, not to exceed average densities
established in this category.
This is the area of Prince William County in which are contained
agricultural, open space, forestry, and large-lot residential land uses, as
well as occasional small-scale convenience retail centers and
community facilities. Large-lot residential cluster development
contained within or abutted by large tracts of permanent open space is
an alternative residential pattern permitted in the Rural Area. Unlike the
10-acre lots permitted by right, however, these clusters require
subdivision approval by the County. The purpose of the Rural Area
designation is to help preserve the County’s agricultural economy and
resources, the County’s agricultural landscapes and cultural resources,
the quality of the groundwater supply, and the open space and rural
character presently found there. The Rural Area also protects Prince
William Forest Park and Manassas National Battlefield Park County
Registered Historic Sites, which serve as key anchor points within the
Rural Area classification. While it is intended that the Rural Area be
served by public water facilities, the Rural Area is not intended to be
served by public sewer facilities, except under emergency conditions as
identified in the Sewer Plan. Protecting the Rural Area from higher
density is the key to furthering the intent of this plan and achieving the
ten smart growth principles throughout the County including the
Development Area. Designation of the Rural Area and application of the
development Goals, Policies, and Action Strategies relative to the Rural
Area are intended to help avoid the negative economic, social, and
environmental characteristics of sprawl development.
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Staff Analysis
The following summary table provides an overall project area tabulation for the CPA and Rezoning
components of the proposal, as provided by the Applicant:
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Staff Analysis
CPA Scope, Land Use Policy Implications, & Alternatives
In bringing the concurrent CPA application forward, the Applicant had several alternatives to achieve
their goals. One alternative would have been to apply for SRR classification on the entire property.
The second alternative was to submit the CPA application and provide areas to be designated as
P&OS and CRHS to provide assurances to the County with respect to the ultimate layout and
development alternatives. The Applicant has chosen the second alternative. The P&OS and CRHS
use designation provides greater protection of the natural resources in these areas and incentivizes
the developer to utilize the cluster-style development. The “density credit” for these areas is the
vehicle for the Applicant to exceed average densities in this category.
As currently proposed, the project is requesting of 2.87 acres per dwelling unit versus the average
density of 2.5 acres per dwelling unit, with over 50% of the total site area proposed for a
combination of P&OS and CRHS planned land use designations.
Proposal’s Strengths
•

Concurrent Comprehensive Plan Amendment (CPA): Along with this rezoning request, the
CPA proposes to amend the land use designation from SRR, ER, and AE, to SRR, P&OS, AE,
and CRHS, and to provide the associated text language to align with the CRHS designation.
The proposal also includes adjustments to the Rural Area Boundary. The proposed gross
density of 1 dwelling unit per 2.87 acres substantially exceeds the maximum density of 1
dwelling per 10 acres specified for the Rural Area. The CPA is a crucial land use policy
element that creates the framework of analysis for the rezoning request.

•

Land Use in Area Context: With the extensive amount of open space and dedicated parkland
being proposed, the project meets the intent of the ER and SRR use designations and Smart
Growth Principles. As a whole, the project is well integrated, highly planned, and is providing
public benefits in addition to an overall density that is compatible with the surrounding area.
As such, staff is able to support, with the contingency of the concurrent CPA being adopted.

Proposal’s Weaknesses
•

Higher End of SRR Area Density Range: Based on an area yield/build-out analysis for the
proposed new 166.7 acres of SRR classification, the Applicant could develop from 33 to 166
single-family homes. When the proposed range of dwelling units are applied to the 339-acre
project site, the density range calculations are as follows:
o Low
10.2 ac/du
o Medium
5.1ac/du
o High
2.0 ac/du
In their proffered rezoning, the Applicant has provided a lot layout that would yield 2.87
acres per dwelling unit on 1 to 4 acre lots, which is at the higher end of the density range for
the exclusive SRR area. However, due to unique aspects of this project, the additional open
space areas (P&OS and CRHS) were taken into account as part of the project area context.
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Staff Analysis
On balance, if the companion CPA is recommended for approval by the Planning Commission, this
application is found to be consistent with the relevant components of the Long-Range Land Use Plan
of the companion CPA.

Community Design Plan Analysis
An attractive, well-designed County will attract quality development, instill civic pride, improve the
visual character of the community and create a strong, positive image of Prince William County. The
Community Design Plan sets out policies and action strategies that further the County’s goals of
providing quality development and a quality living environment for residents, businesses and
visitors, and creating livable and attractive communities. The Plan includes recommendations
relating to building design, site layout, circulation, signage, access to transit, landscaping and
streetscaping, community open spaces, natural and cultural amenities, stormwater management,
and the preservation of environmental features.
As proffered, the Applicant is developing the subject property with a type of low-density cluster that
preserves a minimum of 60% of the property as permanently Protected Open Space and provides
an overall density of one single-family estate home per 2.87 acres. Although the subject property is
most located within the Rural Area, the Applicant has proffered a minimum lot size of 1-acre for
consistency with the minimum lot size in Classic Springs and other surrounding SRR-type
development. The proposed lot sizes will range from1 to 4 acres. In addition, although this is more
representative of an SRR residential product, the proposed density and overall layout meet the
intent of policies that encourage infill development at the density, intensity, design, layout, and lot
sizes of the existing surrounding community.
Proposal’s Strengths
•

Plan Layout & Conformance: As proffered, the subject property is proposed to be developed
in substantial accordance with the Generalized Development Plan (GDP), and with the
provision for revisions to the lot/open space layout and road and trail alignment, based on
final engineering considerations. A detailed plan is being proposed, which provides a
functional, cohesive development that is sensitive to the surrounding area context.

•

Homeowners Association (HOA): As proffered by the Applicant, an HOA shall be created for
the community to be responsible for the following:
o
o
o
o
o

•

Maintain the Open Space Parcels.
Maintain the Gated Private Road, gate and remote opening system.
To provide required maintenance of the stormwater management ponds.
To maintain the Classic Springs Entrance Monument and landscaping.
To oversee implementation of the covenants, conditions and restrictions.

Protected Open Space with Trail Network: As proposed, the latest plan includes a total
±203.7 acres of open space, which includes onsite natural area preserve with a linear stream
valley feature, HOA open space, conservation area easements, and offsite protected open
space. These areas encompass ±60.1 % of the property. In addition, an internal trail
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network is being proposed that will allow pedestrian movement around the Long Branch
Natural Area Preserve feature and connect to the Sinclair Mill Park preservation area parcels
to the north.
Proposal’s Weaknesses
•

Limited External Access to Natural Area Preserve: As proposed, the ±154.6-acre Natural Area
Preserve/Park amenity will directly benefit the residents within the subject development.
Although opportunities for external connections may be limited, staff would have preferred
if there were more options for pedestrian access from areas outside of the development. To
serve as a “County park” feature, there should be more external options for connectivity and
trail public access – rather than having to exclusively enter from the internal portion of the
development.

On balance, if the companion CPA is recommended for approval by the Planning Commission, this
application is found to be consistent with the relevant components of the Community Design Plan.

Cultural Resources Plan Analysis
Prince William County promotes the identification, evaluation, and protection of cultural resource
sites throughout the County, as well as the tourism opportunities these sites present. The Cultural
Resources Plan recommends identifying, preserving, and protecting Prince William County’s
significant historical, archaeological, architectural, and other cultural resources – including those
significant to the County’s minority communities – for the benefit of all of the County’s citizens and
visitors. To facilitate the identification and protection of known significant properties that have
cultural resource values worthy of preservation, the land use classification County Registered
Historic Site (CRHS) is used in the Comprehensive Plan. The Plan includes areas of potentially
significant known but ill-defined or suspected pre-historic sites, Civil War sites, historic viewsheds,
landscapes or areas of potential impact to important historic sites, and encourages the
identification, preservation, protection, and maintenance of all cemeteries and/or gravesites located
within the County.
The Historical Commission reviewed this proposal at its March 10, 2020, meeting, and determined
that no further work was needed (see draft resolution in Attachments).
Primary Project Development Area (estate homes, open space, and natural area preserve) =
±317.7-acre portion of project area
A Phase I Cultural Resources Survey was submitted for review with the application in 2017. Shovel
testing and reconnaissance pedestrian survey recorded one archaeology site, 44PW2026, a cut stone
foundation measuring approximately 10 by 20 feet. Historical research could not identify the
owners. It was determined to be a domestic occupation dating between 1880 and the first quarter
of the twentieth century. This site was recommended not eligible for listing on the National Register
of Historic Places. No additional survey was recommended, and the County Archaeologist and
Historical Commission concurs with that recommendation. The Applicant has agreed to the
standard contingencies for artifact curation. The County Archaeologist concurs. The Historical
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Commission reviewed the proposal at their regularly scheduled meetings on January 10, 2017, June
13, 2017, and July 9, 2019. No further analysis is recommended for the 326-acre portion of the main
project area.
Maddox & Sinclair Mill Preservation Area (proposed CRHS) = ±21.4-acre addition area at northern
portion of project area, to be dedicated to the County and adjacent to Doves Landing Park
The County Archaeologist conducted an archaeological pedestrian reconnaissance survey on July 1,
2019. There is an abundance of cultural resources on this ±21.4-acre area, including archaeology
sites, a cemetery and historic viewsheds. These cultural resources are from several different time
periods and represent different uses across the property, and are worthy of preservation.
Located on this property is the Maddox and Sinclair Mill complex (076-0222). The complex is located
on Long Branch at the confluence of Long Branch and the Occoquan River. This complex consists of
a mill dam, a mill race (head race), and the mill foundation. The Maddox and Sinclair Mill complex
dates to 1820, or earlier, based on historical map evidence. Pictures show other structures used to
exist near the mill, including what appear to be several barns or sheds and what was reported to be
a general store. Also, a gold mine is reported to be located on the property near the head of the mill
race. The Sinclair Road roadbed traverses the middle of the property, from east to west, passing
through the mill complex, where it bends to the north and crosses the Occoquan River.
In 1937, the property was purchased by M.H. and Elaine Hartley Levine, who soon after purchasing,
built a residential complex. This complex consisted of a log cabin and other residential buildings, a
sunken patio, a dock on Lake Jackson, a barn, and another structure. The log cabin and other
residential buildings burned in 1974. Only the chimney, sunken patio, and dock remain from the
original Hartley residence. In 1978, a new residential structure was built and still stands today.
There is also a small family cemetery containing the burials of Meyer Nathan Levine and Elaine
Hartley Levine, and two pet burials.
During the winter of 1861 – 1862, the 8th Louisiana Infantry erected an earthwork to defend Sinclair
Mill ford and to protect its winter camp against a possible Federal attack. This well-preserved
earthwork is 60 feet in length running on a north-south axis, and is located at the end of Sinclair Mill
Road. The entrenchment consists of a 3-foot fosse (ditch) adjacent to an embankment
approximately five feet high. Each end of the entrenchment terminates in a deep ravine. It is one of
only a handful of Civil War earthworks that have survived in Prince William County.
The views within and exterior to the property exhibit a high degree of integrity and should be
protected.
Proposal’s Strengths
•

No Further Work: The Historical Commission reviewed this proposal at its meetings on
January 10, 2017, June 13, 2017, and July 9, 2019, and recommended no further work was
needed. The County Archaeologist concurs. Refer to the most recent resolution from the
Historical Commission at the end of this report.
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•

Phase I Cultural Resources Survey: The Applicant completed a Phase I cultural resources
survey of the Estates and Homes section of the project area. No additional research was
recommended, with the County Archaeologist concurring.

•

Curation: The Applicant has agreed to curation of the artifacts with the County. Artifacts
that were identified during the previous Phase I Study have already been curated back in the
summer of 2017.

•

Proposed Maddox & Sinclair Mill Preservation Area: Through the concurrent CPA requests,
the offsite ±21.4-acre northern addition area is being dedicated to the County and is
proposed as a County Registered Historic Site (CRHS). There is an abundance of cultural
resources on this area, including archaeology sites, a cemetery, and historic viewsheds. This
area is not being proposed for development, but rather for permanent preservation.

Proposal’s Weaknesses
•

None identified.

On balance, if the companion CPA is recommended for approval by the Planning Commission, this
application is found to be consistent with the relevant components of the Cultural Resources Plan of
the companion CPA.

Environment Plan Analysis
Prince William County has a diverse natural environment, extending from sea level to mountain
crest. Sound environmental protection strategies will allow the natural environment to co-exist with
a vibrant, growing economy. The Environment Plan sets out policies and action strategies that
further the County’s goal of preserving, protecting and enhancing significant environmental
resources and features. The Plan includes recommendations relating to the incorporation of
environmentally sensitive development techniques, improvement of air quality, identification of
problematic soil issues, preservation of native vegetation, enhancement of surface and groundwater
quality, limitations on impervious surfaces, and the protection of significant viewsheds.
The entire site is wooded with Resource Protection Area (RPA), floodplain, wetlands, and steep
slopes. The stream system of Long Branch travels along the eastern and northern boundary of this
site. Long Branch is currently a stable, perennial stream system with minimal impacts from
surrounding development.
SUBWATERSHED: Occoquan subshed 424
TOTAL SITE AREA / ER AREA: 325.6 acres / 61 acres (per County Mapper GIS)
TREE SAVE AREA: Not provided
UNDISTURBED AREA: Not provided
PERCENT IMPERVIOUS/ PERVIOUS: 6% / 94%
AREA OF DISTURBANCE: Not provided
REFERENCE FOR RARE, THREATENED, AND ENDANGERED SPECIES: None indicated.
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SOILS SUMMARY TABLE:
No.
6A
10B
10C
15A
19B
19C
23D
23E
24B
24C
24D
27A
29B
38B
44D
44E
50D
51E

Soils name
Baile loam
Buckhall loam
Buckhall loam
Comus loam
Eliok loam
Eliok loam
Gaila sandy loam
Gaila sandy loam
Glenelg-Buckhall complex
Glenelg-Buckhall complex
Glenelg-Buckhall complex
Hatboro-Codorus complex
Hoadly loam
Meadowville loam
Occoquan sandy loam
Occoquan sandy loam
Spriggs silt loam
Stumpton very flaggy loam

Slope
0-4%
2-7%
7-15%
0-2%
2-7%
7-15%
15-25%
25-50%
2-7%
7-15%
15-25%
0-2%
2-7%
0-5%
7-25%
25-50%
15-25%
25-50%

Soil category
III
I
I
III
I
I
I
I
I
I
I
III
II
III
II
II
II
II

Erodibility
Moderate
Moderate
Moderate
Slight
Moderate
Moderate
Severe
Severe
Severe
Severe
Severe
Slight
Moderate
Slight-moderate
Severe
Severe
Severe
Severe

The proposed plan for development of the property clusters lots and roadways along ridgelines on
gentle slopes and primarily on category I and II soils, avoids disturbance of wetlands, and maximizes
the preservation of the Long Branch Stream Valley. The latest plan includes ±204 acres of open
space, which includes onsite natural area preserve with a linear stream valley feature, HOA open
space, conservation area easements, and offsite protected open space. These areas encompass
±60.1% of the entire property.
As proposed, this project will permanently preserve 1.6 miles of the Long Branch Stream Valley,
wetlands, intermittent and perennial streams, natural forested riparian stream buffers, specimen
trees, mature forestland, and steep slope areas on the property.
Changes from the previous submission increased the residential acreage from 162 acres to 166.7
acres. The increase is due to approximately 28 lots now proposed to contain large areas designated
as Conservation Areas. Previously, these conservation areas were in common area to be dedicated
as a County park. This area includes an intermittent stream system along the western property line.
With this submission, these areas are now on private, individual residential lots. The change was
made to facilitate larger lots along these perimeters without reducing the number of lots
constructed. However, enforcement becomes a potential issue with such conservation areas on
private lots. Individual lot owners are prone to clearing these areas, even if they are proffered to
remain undisturbed. This also eliminates these areas from public passive recreation. As such, staff
recommends the Applicant provide for these preserved areas in open spaced dedicated for public
passive recreation. Larger lot size should be attained through changes to lots within the
development envelope that would bring the proposal more in step with the Rural Area.
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Proposal’s Strengths
•

Water Quality Monetary Contribution: As proffered, a $75 per acre monetary contribution
for water quality monitoring, stream restoration, and/or drainage improvements will be
provided. Note that is based on total acreage shown on final subdivision plan, less acreage
dedicated to the Long Branch Natural Area Preserve and Sinclair Mill Park (339.1 acres- 176
acres = 163.1 acres )

•

Conservation Easement Conveyance: As proffered, prior to conveyance of the Mid-County
Park and Protected Open Space and the Sinclair Mill Park to the County and subject to
County review of the deed of easement, the Applicant shall grant a third party permanent
conservation easements on the Sinclair Mill Park and the Mid-County Park and Protected
Open Space to an authorized public or private grantee, selected by the Applicant, pursuant
to and in compliance with the Conservation Easement Act, Virginia Code § 10.1-1009 et. seq.,
to ensure the permanent preservation of the Long Branch Natural Area Preserve and the
Sinclair Mill Park into perpetuity and to limit uses.

•

Enhanced Tree Canopy Coverage Requirements: As proffered, the Applicant proposes a 50%
tree canopy coverage, which is an increase from the standard 20% requirement. Woodlands
shall be saved, wherever feasible, around wetlands, along intermittent and perennial
streams, on 25% or greater slopes, within the RPA and the 100-year floodplain and within
the portion of the Long Branch Stream Valley that contains dominant trees ranging in size
from 20” to 36” in diameter. A comprehensive tree canopy coverage plan shall be included
with the final subdivision plan(s) for the property to cumulatively track the 50% tree canopy
coverage requirement.

•

Commitment to Specimen Tree Preservation: As proffered, the Applicant has committed to
save fifty-three (53) of the fifty-four (54) specimen trees shown on the GDP, within the Long
Branch Stream Valley.

•

Stream Crossing Impact Minimization Requirements: To minimize impacts to Long Branch,
the Applicant shall take the following actions during site development activities for the
portion of Classic Springs Drive that crosses Long Branch from the eastern property line to
the western boundary of the RPA.
o

The Applicant shall install an open bottom culvert to span Long Branch to minimize
impact to the stream.

o

Subject to the approval of the Northern Virginia Electric Company, Verizon, and/or
Comcast, the Applicant shall install conduits within the utility easements to be recorded
along Classic Springs Drive.

o

Prior to the release of the performance bond for the portion of Classic Springs Drive that
crosses Long Branch, the Applicant shall reforest the area disturbed by site development
activities located outside of the utility easements with tree seedling at a spacing of
approximately ten (10) foot on-center in each direction for a planting rate of fourhundred and fifty (450) tree seedlings per acre.
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•

Defined Limits of Clearing & Grading: As proffered and indicated on the GDP, the
approximate limits of clearing and grading are identified to minimize overall site disturbance
and preserve areas of existing vegetation.

•

Sensitivity to Existing Resources: Throughout the duration of the review of this proposal, the
Applicant has been coordinating with staff to attempt to avoid and/or minimize impacts to
the various environmental resources on the site. Also, through utilizing a cluster option, the
overall extent of development has become more compacted with smaller lots in exchange
for intact, contiguous open space and natural areas.

Proposal’s Weaknesses
•

Conservation Areas on Individual Lots: The latest submission now proposes 28 lots to
contain areas designated as “Conservation Areas”. The previous submission created a
minimum 150-foot wide perimeter preservation area along the southern and western
property lines. With this latest submission, these areas are now on private residential lots.
The change was made to facilitate “larger lots” along the perimeters. Having such
conservation areas on individual platted lots is discouraged and creates potential
maintenance and enforcement issues. Individual lot owners are prone to clearing these
areas, even if they are proffered to remain undisturbed. The change to have such areas on
private lots also eliminates these areas from public passive recreation. Larger lot size should
be attained through changes to lots within the development, which would bring the proposal
more in step with the existing/surrounding Rural Area – not encumbering private lots to such
restrictions.

•

Increased New Development into Current Rural Area: One of the primary goals within the
Rural Area is to preserve agricultural type uses, natural areas, and open space. While staff
views the Applicant’s environmental resource preservation efforts as being favorable
through this Rezoning, the overall intensity of development would be substantially less if the
site was developed through AE land uses. As proposed, there will be considerable grading,
cut/fill, loss of trees, and other onsite disturbance due to road/utility infrastructure and lot
preparation, which would otherwise not typically occur if the property was developed
through by-right A-1 zoning. Again, the pending/concurrent CPA request is proposing to
amend the Rural Area boundary and change the underlying land use designations to
support the proposed development.

On balance, if the companion CPA is recommended for approval by the Planning Commission, this
application is found to be consistent with the relevant components of the Environment Plan.

Fire and Rescue Plan Analysis
Quality fire and rescue services provide a measure of security and safety that both residents and
businesses have come to expect from the County. The Fire and Rescue Plan sets out policies and
action strategies that further the County’s goal of protecting lives, property, and the environment
through timely, professional, humanitarian services essential to the health, safety, and well-being of
the community. The Plan includes recommendations relating to siting criteria, appropriate levels of
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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 #6 (Coles) is the first due fire/rescue resource to serve the subject property. The
facility is outside the required 4.0-minute travel time for Basic Life Support and Fire, but is within the
required 8.0-minute travel time for Advanced Life Support. Fire/Rescue Station #6 responded to
2,142 incidents in FY 2019. The workload capacity for Station 6 is 6,000 incidents per year.
Since the Preserve at Long Branch site is located between the Coles (#6) and Lake Jackson (#7)
fire/rescue stations, both can provide services, if needed. The subject site is approximately 1.5 miles
to the northwest of the Coles station, and approximately 2 miles south of the Lake Jackson station.
The new proposed gated private road secondary access from Classic Lakes Way will improve
response times to areas along Bristow Road and from areas to the west. In addition, with public
water being utilized, fire hydrants will need to be provided throughout the proposed subdivision
within 500 feet of all homes for fire protection.
The Applicant is providing a secondary gated private road connection, to be extended from Classic
Lakes Way. Access shall be controlled with a remote opening system to limit access to County,
public, and emergency vehicles. The Applicant shall coordinate with the Fire Marshal’s Office prior
to installation of the gate and remote opening system to ensure that the remote opening system is
equipped with gate opening technology to allow County and emergency vehicles to open the gate as
they approach it.
Proposal’s Strengths
•

Monetary Contribution for Residential: As proffered, the Applicant will make a monetary
contribution for fire and rescue services of $1,053 per single-family detached residential unit
constructed, which is consistent with the LOS monetary policy guidelines in effect at the time
of submission of the application.

•

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

•

Enhanced Fire Protection by Public Water: By connecting the residential development to
public water infrastructure, which is proposed, the site will have improved and more
consistent water pressure/flow/volume for fire suppression efforts.

•

Station Workload: FY2019 data shows that Fire/Rescue Station #6 responded to 2,142
incidents. The workload capacity for the newly constructed Station 6, at ±21,500 square foot
with 6 service bays, is 6,000 incidents per year. Therefore, the Coles station is operating well
within capacity, and with expanded operational capacity.
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Proposal’s Weaknesses
•

Outside of 4.0-Minute Travel Time: Currently, the subject property is outside of the
preferred 4.0-minute travel time criteria for fire and basic life support. However, with the
proposed road network improvements, this travel time is expected to improve.

On balance, if the companion CPA is recommended for approval by the Planning Commission, this
application is found to be consistent with the relevant components of the Fire and Rescue Plan.

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

Level of Service: The Applicant has proffered to provide $250 per unit for the Housing
Preservation and Development Fund.

Proposal’s Weaknesses
•

None identified.

On balance, if the companion CPA is recommended for approval by the Planning Commission, this
application is found to be consistent with the relevant components of the Housing Plan.

Library Plan Analysis
Access to a variety of information is a valuable service provided by the County. The Library Plan sets
out policies and action strategies that further the County’s goal of providing adequate library
facilities and information resources to our residents. The plan includes recommendations relating
to siting criteria, appropriate levels of service, and land use compatibility.
The 2008 Comprehensive Plan contains levels of service (LOS) standards for libraries. LOS standards
for library services are measured by the per capita facility, site, and volume standards, applied to the
number of new residences to be developed at a particular site for which a rezoning is sought.
Application of these LOS standards have determined that, Countywide, eight (8) new full-service
libraries will be needed by the year 2030 to provide adequate public library facilities for current and
anticipated future populations.
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Proposal’s Strengths
•

Level of Service: The Applicant has proffered a monetary contribution for libraries of $812
per single-family detached residential unit constructed, which is consistent with the LOS
monetary policy guidelines in effect at the time of submission of the project.

Proposal’s Weaknesses
•

None identified.

On balance, if the companion CPA is recommended for approval by the Planning Commission, this
application is found to be consistent with the relevant components of the Library Plan.

Parks, Open Space and Trails Plan Analysis
The quality of life for residents of Prince William County is linked closely to the development and
management of a well-maintained system of parks, trails, and open space. Prince William County
contains a diversity of park, open space, and trail resources. These parklands, open spaces, and
recreational facilities play a key role in shaping both the landscape and the quality of life of Prince
William County residents through the conservation of natural and cultural resources, protection of
environmental quality, and provision of recreational facilities. The Parks, Open Space and Trails Plan
sets out policies and action strategies that further the County’s goal of providing park lands and
recreational facilities of a quantity, variety, and quality appropriate to meet the needs of the current
and future residents of Prince William County. The Plan includes recommendations to preserve
existing protected open space, maintain high quality open space, expand the amount of protected
open space within the County, and to plan and implement a comprehensive countywide network of
trails.
PARKS AND RECREATION FACILITIES NEAR THE PROJECT AREA
Park Type
Neighborhood
Community
Regional
Linear/Resource
Trails

Park Name
None
Valley View Park
None
Doves Landing, Brentsville Courthouse
Trail at Doves Landing and Valley View Park

This project is requesting to rezone ±166.7 acres from A-1, Agricultural, to SR-1, Semi-Rural
Residential, for the development of up to 118 single-family detached residential units on 1 to 4-acre
lots. It is also establishing a ±154.6-acre natural area preserve and ±21.4-acre offsite preservation
area, to be known as Maddox & Sinclair Mill Preservation Area. The total project area encompasses
±339.1 acres.
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This project is offering a total of up to 203.7 acres of open space area, which includes a natural area
preserve to be dedicated to the County, HOA open space area and conservation area easements,
and the Historic Sinclair Mill Preservation Area to be donated to the County. The purpose of the
conveyance of the Sinclair Mill Park to the County is to expand Doves Landing Park to interconnect
approximately four hundred and fifty (450) acres of passive recreational parkland and to allow for a
trail connection from the Long Branch Natural Area Preserve to the southern shore of Lake Jackson
on Doves Landing Park. The intended use of the Sinclair Mill Park is passive recreation and
protected open space, which is consistent with the use of Doves Landing Park. Sinclair Mill Park
could also allow public access to Lake Jackson. These land dedications would address gaps in the
recreational opportunity spectrum offered in this area of the County.
Proposal Strengths
•

Long Branch Natural Area Preserve: As proffered, in lieu of a Parks and Recreation level of
service (LOS) monetary contribution, and subject to acceptance by the Board of County
Supervisors, the Applicant shall dedicate, and convey in fee simple, to the County at no cost,
approximately 154 acres of land, as shown on the GDP as “Long Branch Natural Area
Preserve”. The use of this land shall be limited by deed restriction and Conservation
Easement to passive recreation and protected open space, in order to permanently preserve
and protect approximately 1.6 miles of the Long Branch stream valley and wildlife corridor,
while providing public access.
o

In the event the County chooses not to accept the dedication and conveyance of the
Long Branch Natural Area Preserve, the Applicant shall convey it to the established HOA,
for the use and enjoyment of the residents on the Property and subject to all proffers
regarding the improvement, use restrictions and preservation of the natural area
through a Conservation Easement.

•

Historic Sinclair Mill Preservation Area: As proffered, in lieu of a Parks and Recreation LOS
monetary contribution, and subject to acceptance by the Board of County Supervisors, the
Applicant shall dedicate and convey in fee simple to the to the County off-site land
containing approximately 21.4 acres to be limited by deed restriction and Conservation
Easement preservation purposes.

•

Park Improvement Requirements: As proffered, prior to conveyance of the Long Branch
Natural Area Preserve and Historic Sinclair Mill Preservation Area to the County, the
Applicant shall:
o

Install a minimum of two and one half (2½) miles of single lane natural surface trails, as
generally shown and described on the GDP.

o

Install a trail head along Classic Springs Drive in the location shown on Sheet 2 of the
GDP. This trail head shall have ten (10) paved parking spaces, including one van
accessible handicap parking space, to be located near the trailhead and pond in the
central portion of the park off of Classic Springs Drive in the general location shown on
the GDP or another location approved by the DPRT.

#REZ2017-00013 | Page 31

Staff Analysis
o

Install all Park Identification signs, Way Finding signs, and standard County boundary
markers or signs along the Park boundary in locations as determined by the DPRT,
provided that all signs and boundary markers are provided by the DPRT at its expense.

Proposal Weaknesses
•

None identified.

On balance, if the companion CPA is recommended for approval by the Planning Commission, this
application is found to be consistent with the relevant components of the Parks, Open Space and
Trails Plan and the companion CPA.

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

No Significant Impact: The Police Department has reviewed the proposal and does not
believe it will result in a significant impact on calls for Police service.

Proposal’s Weaknesses
•

None identified.

On balance, if the companion CPA is recommended for approval by the Planning Commission, this
application is found to be consistent with the relevant components of the Police Plan.
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Potable Water Plan Analysis
A safe, dependable drinking water source is a reasonable expectation of County residents and
businesses. The Potable Water Plan sets out policies and action strategies that further the County’s
goal of providing an economically and environmentally sound drinking water system. The Plan
includes recommendations relating to system expansion, required connections to public water in
the Development Area, and the use of private wells or public water in the Rural Area.
The subject property is located within both the Rural Area and the Development Area of the County.
The extension of public water for the development must comply with the current policies of the
County's Comprehensive Plan.
Public water is not available to the site. Subject to the policies of the Comprehensive Plan,
connection to public water is available from an existing 12-inch water main currently under
beneficial use, located approximately 770 feet east of the site along Classic Springs Drive. If the
County requires an extension of public water to serve the proposed development, the Service
Authority may require additional extensions. Public water is within 800 feet of the property, and
connection to public water infrastructure is permissible within the Rural Area, and in accordance
with the intent of the Zoning Ordinance.
Depending on the final configuration of the onsite water mains, additional water main extensions
may be required by the Service Authority to provide adequate fire protection or satisfy water quality
requirements. The Applicant shall plan, design, and construct all onsite and offsite water utility
improvements necessary to develop the subject property and satisfy requirements in accordance
with all applicable Service Authority, County, and State requirements, standards, and regulations.

Rural Area Policy – Public Water
Currently, the vast majority of the subject site is located within the Rural Area. Up to 118 new lots
for single-family development are being proposed. While the maximum intended density is 10 acres
per dwelling unit, the Applicant is proposing a gross density of 2.87 acres per unit. Based on
evaluation of relevant policies and action strategies in the Potable Water chapter of the
Comprehensive Plan, this proposal is not consistent with the following key policies and action
strategies:
•

WA-POLICY 3: Provide for a combination of safe, efficient, and affordable public water
systems and private wells in the Rural Area, while maintaining the land use densities
delineated in the Long-Range Land Use Plan Map and upholding the policies and action
strategies outlined in the Comprehensive Plan.

•

WA 3.2: The existence or extension of a public water system in the Rural Area shall not
promote increased densities which would not otherwise be allowed nor provide justification
for altering the land use classifications in the Long-Range Land Use Plan and Map.

However, as previously noted, the concurrent CPA is a crucial land use policy element that creates
the framework of analysis for the rezoning request.
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Proposal’s Strengths
•

Public Water Connection: As proffered by the Applicant, the Property shall be served by
public water via an extension of the twelve (12) inch waterline from its current terminus
along Classic Springs Drive in accordance with the preliminary waterline analysis and fire
flow calculations prepared for the proposed development.

•

Concurrent CPA Request: There is now a CPA proposal, in addition to the requested
Rezoning. Specifically, the CPA proposes to amend the Rural Area boundary and to change
the underlying land use designations to be able to the support SRR-type development, as
proposed. If the CPA is approved, then the previous Rural Area policies as they relate to
public water service would no longer pertain.

Proposal’s Weaknesses
•

CPA Contingency: Unless the CPA is approved, the project is being evaluated based on
current land use policy. As such, it is currently in conflict with current public water policies in
regard to development in the Rural Area.

On balance, if the companion CPA is recommended for approval by the Planning Commission, this
application is found to be consistent with the relevant components of the Potable Water Plan and
the companion CPA.

Sanitary Sewer Plan Analysis
Appropriate wastewater and sanitary facilities provide needed public health and environmental
protections. The Sanitary Sewer Plan sets out policies and action strategies that further the County’s
goal of providing an economically and environmentally sound sanitary and stormwater sewer
system. The Plan includes recommendations relating to system expansion, required connections to
public sewer in the development area, and the use of either private or public sewer systems in
locations classified as Semi-Rural Residential (SRR), as well as the Rural Area.
The subject property is located within both the Rural Area and the Development Area of the County.
The extension of public sewer for the development must comply with the current policies of the
County's Comprehensive Plan.
Public sewer is not available to the site. Subject to the policies of the Comprehensive Plan,
connection to public sewer, if approved by the County, is available from an existing 4-inch lowpressure force main currently under beneficial use, located approximately 2,700 feet east of the site
on Canova Springs Place and Classic Springs Drive. The developer will be required to provide a
sewer study at the plan review stage to demonstrate that there is sufficient capacity and that the
connections will not be detrimental to the existing system.
The Applicant shall plan, design, and construct all onsite and offsite sanitary sewer utility
improvements necessary to develop the subject property and satisfy requirements in accordance
with all applicable Service Authority, County, and State requirements, standards, and regulations.
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Rural Area Policy – Public Sewer
Currently, the vast majority of the subject site is located within the Rural Area. Up to 118 new lots
for single-family development are being proposed. While the maximum intended density is 10 acres
per dwelling unit, the Applicant is proposing a gross density of 2.87 acres per unit. As such, and
based on evaluation of relevant policies and action strategies in the Sanitary Sewer chapter of the
Comprehensive Plan, this proposal is not consistent with the following:
•

SEW 2.7: Design and plan for sewer facilities only in accordance with the densities,
intensities, and locations for new development in the Development Area that are shown in
the Long-Range Land Use Plan Map.

•

SEWER POLICY 3: Prohibit the extension of public sewer into the Rural Area, except under
special circumstances that maintain the land use densities delineated in the Long-Range
Land Use Plan Map and uphold the policies and action strategies outlined in the
Comprehensive Plan.

•

SEW 3.9: The existence or extension of a public sewer system to serve a site shall not
promote increased densities that would not otherwise be allowed given the application of
the various chapters of the Comprehensive Plan and relevant compatibility issues.

Proposal’s Strengths
•

Sewer Connection: The Applicant is required to comply with Zoning Ordinance Section 32250.75, which mandates connection of the site to public sewer service. As proffered, the
western portion of the property shall be served with public water, with the Applicant bearing
all costs associated with providing onsite and offsite facilities to meet the demand generated
by the development.

•

Concurrent CPA Request: There is now a CPA proposal, in addition to the requested
Rezoning. Specifically, the CPA proposes to amend the Rural Area boundary and to change
the underlying land use designations to be able to the support SRR-type development, as
proposed. If the CPA is approved, then the previous Rural Area policies as they relate to
public sewer service would no longer pertain.

Proposal’s Weaknesses
•

CPA Contingency: Unless the CPA is approved, the project is being evaluated based on
current land use policy. As such, it is currently in conflict with current public sewer policies in
regard to extension into the Rural Area.

On balance, if the companion CPA is recommended for approval by the Planning Commission, this
application is found to be consistent with the relevant components of the Sanitary Sewer Plan and
the companion CPA.
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Schools Plan Analysis
A high-quality education system serves not only the students and their families, but the entire
community by attracting employers who value educational opportunities for their employees. The
Schools Plan sets out policies and action strategies that further the County’s goal of providing quality
public education to our school-aged population. The Plan includes recommendations relating to
facility size and location, sitting criteria, compatible uses, and community use of school facilities.
Based on the most recent submission, the Schools Division provided a School Board Impact
Statement, dated March 11, 2020. This entire document is attached at the end of this report. Staff
has extracted and provided key summary parts from the latest Development Impact Statement, as it
relates to schools in the same attendance area as this proposed rezoning. For reference purposes,
such student generation, enrollment, capacity, Capital Improvements Program (CIP) projects
information is provided below.
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Developer Proposed Mitigation
•

The developer’s Proffer Statemen indicates a Level of Service (LOS) monetary contribution of
$20,694 per single-family unit. Monetary proffers will generate approximately $2,441,892.

School Board Comments and Concerns
•

The School Board is opposed to any rezoning application that causes student enrollment
either Division-wide, by school level, or by student enrollment at any assigned school, to
exceed 100 percent of capacity.

•

Current Division-wide enrollment levels at middle and high schools in the aggregate exceed
capacity.

•

Current enrollment exceeds capacity at the assigned elementary school (Nokesville)

•

Current enrollment at six of the seven elementary schools within the same CIP Planning area
have existing capacity.

•

The assigned elementary school is expected to exceed capacity within five years by
approximately 25.9 percent with the additional students under this application. The
anticipated additional students will further strain the operational and capital resources of
the assigned schools and add to the School Division’s need to create new space for students.
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•

Transferring or reassigning students to other PWCS schools to relieve the additional
overcapacity created by this application is not a solution acceptable to the School Board, nor
likely to be well received by the school community. While the School Board must adjust
school boundaries upon the opening of new schools or additions to existing schools, and
does so only with community input and recommendations, it is opposed to boundary
changes precipitated by the approval of individual residential developments.

•

For these reasons, the School Board is opposed to the subject application.

Proposal’s Strengths
•

Monetary Level of Service (LOS) Contribution: As proffered, the Proffer Statement indicates
a LOS monetary contribution of $20,694 per single-family unit, which is consistent with the
policy that was in effect for land use cases accepted prior to July 1, 2016.

Proposal’s Weaknesses
•

School Board Recommendation: In the latest memorandum dated March 11, 2020, the
School Board is opposed to the application, and raises concerns with Divisionwide school
capacity. Although the School Board has expressed their opposition, as indicated above, the
Planning Office has determined that subject proposal is still consistent with the intent of the
Comprehensive Plan.

On balance, if the companion CPA is recommended for approval by the Planning Commission, this
application is found to be consistent with the relevant components of the Schools Plan.

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. Projects should include strategies
that result in a level of service (LOS) of “D” or better on all roadway corridors and intersections,
reduce traffic demand through transportation demand management strategies, dedicate planned
rights-of-way, provide and/or fund transit infrastructure, pedestrian and bicycle pathways, and
improved and coordinated access to transit facilities.
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Site access is proposed from Classic Springs Drive east to Canova Drive and Route 234 (Dumfries
Road). The proposed gated private road to the southwest limits access to Classic Lakes Way, for only
County and emergency vehicles. Based on current Institute of Transportation Engineers (ITE) trip
rates, the proposed 118 single-family, detached homes will generate 1,141 weekday, 81 A.M. peak
hour, and 108 P.M. peak hour vehicle trips.
The following table provides current average daily traffic and levels of service (LOS) relevant to this
development:
Roadway Name

Number of Lanes

2019 VDOT Count

2015 Daily LOS

Dumfries Road (Route 234)

4

33,000 VPD

C

Bristow Road (Route 619)

2

6,800 VPD

C

A Traffic Impact Analysis (TIA) was required for the application. The key findings from the TIA are
summarized below:
•

All movements of the unsignalized Canova Drive/Classic Springs Drive and Canova
Drive/Meadowgate Drive intersections operate at level of service (LOS) A or better under all
scenarios.

•

The unsignalized Dumfries Road/Meadowgate Drive intersection operates at LOS B or better
overall during both peak hours under all scenarios. The northbound, south bound and east
bound approaches all operate at LOS C or better during both peak hours under all scenarios.
The westbound approach operates at LOS F during both peak hours under all scenarios.
However, this movement is not impacted by the proposed site traffic.

•

The unsignalized Dumfries Road/Canova Drive intersection operates at LOS A overall during
both peak hours. The northbound, south bound and west bound approaches all operate at
LOS C or better during both peak hours. The eastbound approach operates at LOS F during
both peak hours. This movement is impacted by the proposed site traffic which includes an
additional 36 A.M. peak hour trips and 70 P.M. peak hour trips.

•

No excessive queueing was shown to occur.

•

Based upon the assumed “scoped” parameters, the analytical evaluations and comparisons
within the TIA show that the proposed development will have no impact during either the
A.M. or P.M. peak hours at the four (4) analyzed intersections, thus maintaining background
LOS for future model Year 2020 conditions during all peak hours.

•

The total projected vehicle counts for Classic Springs Drive for the existing and proposed
development is 1,565 VPD ((32 lots in Classic Springs + 118 estate home lots) x 10.1 VPD per
lot) + 50 VPD from the Park area). Classic Springs Drive is currently designed to meet the
design criteria for a RM-1 category IV roadway, which is designed to serve 2,000 VPD.
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The Applicant has proffered to provide a secondary gated private road connection at the
southwestern portion of the site, between proposed Maple Springs Place and existing Classic Lakes
Way. Access to the gated private road will be controlled by a gate with a remote opening system to
limit access to the County, emergency, and other public vehicles. In addition, the Applicant will
coordinate with the Fire Marshal's Office to ensure the remote opening system is equipped with
gate opening technology which allows County and emergency vehicles to open the gate, as needed.
The Applicant has received a waiver from the Department of Transportation, under WAI 2017-00013
(dated March 13, 2017), to allow a gated private road – rather than a public road connection.
Proposal’s Strengths
•

LOS Monetary Contribution: As proffered, the Applicant shall make a monetary contribution
to the County in the amount of $16,780 per single-family residential dwelling constructed on
the property, to be used for transportation improvements in the County. Said contribution
shall be made prior to the issuance of a certificate of occupancy for each dwelling.

•

Signal Warrant Study at Route 234 / Canova Drive: As proffered, prior to and as a condition
of issuance of a certificate of occupancy for the fifty-sixth (56th) residential dwelling on the
property, the Applicant shall perform a traffic signal warrants analysis (signal justification
report) at the intersection of Canova Drive and Dumfries Road (Route 234), between the
existing traffic signals at Counselor Road and Purcell Road. If warranted, the Applicant shall
install the traffic signal, which will facilitate improved traffic flow.

•

Permanent Cul-De-Sac for Honeysuckle Road: At the time of development of Classic Springs
Drive from its current terminus into the subject property, the Applicant shall make all
improvements necessary to convert the temporary cul-de-sac for Honeysuckle Road into a
permanent cul-de-sac. The Applicant shall also remove all asphalt, traffic barricades and
other improvements between the permanent cul-de-sac and the subject property.

•

Permanent Cul-De-Sac for Classic Lakes Way: On the final subdivision plan and plat for
Maple Springs Place located on the southwestern corner of the property, the Applicant shall
show the right-of-way dedication and any improvements necessary to convert the temporary
cul-de-sac for Classic Lakes Way into a permanent cul-de-sac.

•

Public Road Connection Prohibition: No public road inter-parcel connection shall be
provided between Classic Lakes Way and Maple Springs Place or any other public road
proposed on the subject property. This will limit access and prevent future cut-through
traffic.

•

Provision for County & Emergency Access: As proffered and as shown on the GDP, the
Applicant shall provide a gated access connection between Maple Springs Place and Classic
Lakes Way. This will provide secondary access for County, emergency, and public vehicles.
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•

Traffic Calming Measures: Subject to approval by the County and VDOT through the final
subdivision plan approval process, the Applicant shall do the following:
o

Install a “Watch for Children Entire Community” sign along Classic Springs Drive, near
its intersection with Canova Drive and across from 12872 Classic Springs Drive.

o

Install a Speed Table, in accordance with all County requirements on Classic Springs
Drive, between its intersection with Canova Springs Place and the stormwater
management pond.

o

Install a Speed Table, in accordance with all County requirements on Classic Springs
Drive near the current temporary cul-de-sac.

o

Install a Raised Crosswalk for the trail crossing of Classic Springs Drive in accordance
with all County and VDOT requirements. The raised crosswalk shall be installed prior
to the completion of the base paving for the extension of Classic Springs Drive
through the Park and past the trail crossing.

Proposal’s Weaknesses
•

None identified.

On balance, if the companion CPA is recommended for approval by the Planning Commission, this
application is found to be consistent with the relevant components of the Transportation Plan.

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

On-Hold Rural Preservation Study: As previously mentioned, although there are
components of this proposal that are consistent with the findings in the study, this
collaborative planning effort has been placed on-hold, and is pending further public input
and review. As such, the policies have not yet been adopted. As such, all current land use
policies still apply, and staff is assessing this application based on the current
Comprehensive Plan.

•

Concurrent CPA: Staff’s ability to support the requested Rezoning is contingent on approval
of the pending/concurrent CPA request (#CPA2020-00008). Although, staff is assessing this
application based on the current Comprehensive Plan, it acknowledges and presumes the
policy implications of the CPA and amendment to the Rural Area boundary.
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Modifications / Waivers
The following waivers and/or modifications to the requirements of the Zoning Ordinance and the
DCSM are being requested and are incorporated into this rezoning request:
•

As previously mentioned, the Applicant has already received a waiver from the Department
of Transportation, under WAI 2017-00013, to allow a gated private road – rather than a
second public road connection. Planning staff supports this waiver request.

•

Through VDOT, there also was a SSAR Multiple Connections in Multiple Directions Exception
Request granted to allow a gated private to serve as a second access to the property from
the south, which will also help to prevent potential cut-through traffic between nearby
arterial roads and residential developments. Planning staff supports this waiver request.

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:
•
•
•
•
•
•
•
•
•
•
•
•
•

Marine Corps Base Quantico (MCBQ) – Community Plans & Liaison Officer
PWC Archaeologist
PWC Fire Marshal Office
PWC Health District
PWC Historical Commission
PWC Parks & Recreation
PWC Planning Office / Proffer Administration / Zoning
PWC Police / Crime Prevention
PWC Public Works – Watershed / Environmental / Arborist
PWC School Board
PWC Service Authority
PWC Transportation
Virginia Department of Transportation (VDOT)

The most recent agency review comments are attached at the end of this report.
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