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CLASSIFICATIONS

The Long-Range Land Use Plan serves as a guide to the physical development
of the County and reflects the spatial distribution of various urban, suburban
and rural land use classifications. While this plan is a generalized document, it
can be looked at on a site-specific basis, in consideration of approved zonings
or other concrete Board of County Supervisors’ action that clearly states County
planning policy for a given site or given area. The plan is implemented by the
Zoning Ordinance, the Subdivision Ordinance and/or the Design and
Construction Standards Manual. The Long-Range Land Use Plan can only be
interpreted in conjunction with the rest of the Comprehensive Plan.

Given Prince William County’s commitment to economic stability, the County
is committed to support growth for which services can be supplied according to
established levels of service and according to the County’s ability to afford to
provide those services. Previously approved projects shall be considered when
new projects are being evaluated.

THE LAND USE COMPATIBHATY- MATREX-Land Use
Compatibility

leferent Iand use cateqorles may requwe mlthatlon measures Ihe—lzand-use LUAC

compatibility between or among abutting or facing land uses. Specific
mitigation measures should be based on site conditions and the nature of both

the use in questlon and the abuttlng use(s) Jhaguﬁehne&eemamed—m—the

Communlty De3|gn Plan as weII as the standards and regulatlons contained in
the Zoning Ordinance and the DCSM should be consulted in determining
appropriate mitigation measures.

Land lassificati o st identified LUAC

ts—Adequate—and sometimes complete—buffering, whether it be
distance, undisturbed vegetative buffers, vegetated streams,
transportation corridors, man-made barriers, the location of less
intense uses at the periphery of the site (if such uses are proposed), or

Land Use Update
Page 29




Land Use Text
LUAC Recommendation

a combination of these measures are among the mitigation measures
that should be considered. Transitions in land uses and/or transitions
in density are also warranted at the interfaces of these land use
categories. These mitigation measures are of particular concern in the
Development Area, with the range of land uses permitted therein.

tocated-adjacent to-each 9‘! £|e| “."I'el" e*l tle"s"’el Ia“d ext a.le.'ld."'a'y _

Fhese—Mitigation measures are of particular concern when inherently
incompatible land uses—such as residential uses and industrial uses—
are proposed adjacent to one another.

Land Use Category REC | RCC | FEC | EI GC | CEC 0 NC | SRH [ SRM | SRL | CR | SRR | A/E | RRC
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LONG-RANGE LAND USE PLAN MAP

The Long-Range Land Use Plan Map illustrates existing and potential
development by land use classification and by density or building height. The
density is expressed as gross area of a particular long-range land use
classification less the ER, Environmental Resource, designated portion of a
property. For non-residential and mixed-use projects density and intensity are
measured as the square feet of development divided by the square feet of land
area less the ER, Environmental Resource — designated portion of the property.
The Long-Range Land Use Plan Map—together with a general description of
the classifications and overlays reflected thereon—provides general guidance

LUAC - calculate
density and intensity
by FAR rather than
project acreage.
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in determining the level of consistency between a development request and
these classes of uses. All rezoning, special use permit, and Comprehensive Plan
amendment requests shall be evaluated based on the County’s Long-Range
Land Use Plan and the County’s fiscal ability to service such development.
Development should occur in a manner consistent with the ability of supportive
utilities, facilities, transportation, environmental conditions, and service
components to accommaodate the impacts of the development, and in
accordance with the levels of service (LOS) standards contained in the Fire and
Rescue Plan, the Library Plan, the Parks and Open Space Plan, the Police Plan,
the Schools Plan, and the Transportation Plan. In some instances, land use
classifications are shown that seem—on the surface—to be inconsistent with
this Long-Range Land Use Plan and its policies and action strategies. These
inconsistencies generally occur on properties for which zoning approval was
given prior to adoption of subsequent Comprehensive Plans. Development of
these properties will be permitted to occur according to the densities and
proffers of the approved rezoning.

LONG-RANGE LAND USE CLASSIFICATIONS

The Comprehensive Plan, Long-Range Land Use Plan land use classifications
have been mapped based upon criteria as set throughout the Comprehensive
Plan as goals, objectives, policies, and action strategies. These criteria apply to
development—where appropriate—within both the Development Area and the
Rural Area. Within each land use classification, there is a range of density or
intensity. All areas with the same land use classification, however, are not
equal in terms of their location or the time frame within which their
development is appropriate. Currently, some areas are more readily accessed
by transportation, more readily connected to the sewer system, closer to schools
and, thus, better able to accommodate—at established levels of service—a
higher level of density or intensity. Other areas—because of environmental
constraints and if consistent with fire and rescue service objectives—may lend
themselves to higher density cluster development. As utilities and facility
networks are expanded and levels of service increased—consistent with the
Comprehensive Plan—potential density and intensity will increase accordingly,
but always within the established density or intensity ranges set forth by the
Comprehensive Plan. Encouraging more intense uses in areas already well
serviced—and infill of well-serviced areas already substantially developed—
will discourage leap-frog development and sprawl development extended into
areas of the County less well serviced, and minimize land speculation, while
allowing the County to better focus its fiscal resources.

Unnecessary
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THE DEVELOPMENT AREA

The Development Area is that portion of Prince William County that has
already been developed or is expected to be developed at residential densities
greater than those in the Rural Area. The Development Area also contains
commercial, office and industrial uses. This area includes established
residential, commercial and industrial areas, as well as undeveloped or
underdeveloped land expected to meet the County’s projected growth. Growth
in the Development Area should follow the ten smart growth principles to
ensure that development enhances the quality of life in the community. The
Development Area contains urban, suburban, and semi-rural sub-areas. The
Development Area also contains Centers of Commerce and Centers of
Community that are to be developed as mixed-use, walkable places. It is
intended that all portions of the Development Area are to be served by public
water and sewer.

Add smart growth
concept.

Add centers concept.

The Long-Range Land Use Plan encourages infill of the Development Area and
redevelopment and revitalization of older areas of the County, at densities
described in this chapter, or as otherwise determined appropriate based on
environmental constraints analyses, the character of the existing community.
and if consistent with fire and rescue service objectives. The Long-Range Land
Use Plan encourages cost-efficient provision of public services and the
provision of an environmentally sound development pattern—particularly on
infill sites that may not have been developed because of greater than normal
environmental constraints and higher development costs associated with the
existing environmental conditions.

Add preservation of
existing
communities idea

The Urban Areas

The Urban Areas are either already the most intensely used portions of Prince
William County, or those areas planned for intensive development in the future.
They include established commercial, industrial, and high-density residential
areas, as well as undeveloped or underdeveloped land expected to meet the
County’s future needs for intense, urban development. One of the primary
intents of these urban designations is to encourage development at densities
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high enough to bring regional mass transit to Prince William County and better
link the County to its region via mass transit. Development within urban areas
should reflect sound planning per the ten Smart Growth principles in the form
of vibrant, walkable mixed-use centers. The Fhese regional employment uses,
high-density residential and—to a lesser extent—retail uses and-industrial-tuses
are generally found along or near the major regional and/or interstate
transportation corridors and generally make up a Center of Commerce. The
Centers of Commerce Overlay acts as a mechanism by which incentives—such
as a streamlined re-planning process and increased use flexibility—are given to
pr0|ects that would |mplement smart qrowth prlncmles l-n—addmen—the—uman

these—majer—transpertatten—eemdeﬁr PrOX|m|ty to major transportatlon

corridors, however, may also coincide with environmentally sensitive areas—in
which case the appropriate development densities, site layout, and/or building
types would need more detailed consideration.

Add introductory
sentence describing
centers of commerce

Centers of Commerce Overlay. Centers of Commerce should be planned
urban town centers where a variety of activities with a regional draw allows
people to work, shop, dine, live, and enjoy entertainment. Characteristics
should include traffic and pedestrian circulation and accessibility, connection
between street activities and building use, and cohesiveness of commercial
activity and scale. Centers of Commerce should serve as focal points
throughout the County, and should be planned and developed in a
comprehensive, coordinated manner.

e Centers of Commerce, as shown on the Long Range Land Use map,
should be located within easy access to major transportation hubs such
as interstate highway interchanges, commuter rail stations, express bus
stops, and commuter parking lots, or some combination thereof.

e Centers of Commerce should have a variety of transportation modes
integrated into the Center design, and have an emphasis on internal
pedestrian walkability and a pedestrian-oriented streetscape.

e Shared/structured parking is encouraged. Surface parking, when
proposed, is encouraged to be designed for future redevelopment.

e Centers of Commerce should display integrated structures that
demonstrate a common theme in terms of architecture and design.

e Environmental Resources within Centers of Commerce must be
protected in accordance with County policies, but emphasis is to be
placed on urban form.

e Centers of Commerce should contain mixed-use projects that primarily
provide some combination of mid-rise and high-rise office, multifamily
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and single-family attached residential buildings, regionally oriented
retail (including malls), regional attractions, and lodging.

e Supplemental local-serving retail and retail service uses should be
integrated to complement other regional office, residential, and
institutional uses.

e Office uses within Centers of Commerce should be intensive regional
employment such as, but not limited to, corporate offices, Federal
Government offices, and high-tech industries.

e Housing types should be multifamily and single-family attached.

e Proposed projects should be evaluated based on their integration with
transit, density of development, and whether the design and mix of uses
can support the regional activities within the Center.

The Urban Areas contain the following Long-Range Land Use Plan Map
classifications:

Mass Transit Node (MTN). The purpose of the Mass Transit Node
classification is to recognize areas surrounding existing Virginia Railway
Express (VRE) commuter rail stations, and provide guidelines for future VRE
commuter rail and Metrorail stations and other mass transit centers. MTN
projects should be planned and developed in a comprehensive, coordinated
manner. MTN projects should provide areas in the County for residents to have
the opportunity to live, work, and recreate in the same area—without being
dependent on the automobile—and should focus on integrating the VRE or
Metrorail station into the development as an amenity and focal point. MTN
projects should, therefore, be developed at a high density and intensity and
should contain a mix of residential, commercial, and office uses. The
acceptable housing type within any MTN project is multifamily, with a
minimum density of 30 dwelling units per gross acre, less the ER-,
Environmental Resource-designated portion of a property.

Regional Employment Center (REC). The purpose of the Regional
Employment Center classification is to provide for areas located close to and/or
with good access from an interstate highway where intensive regional
employment uses are to be located. REC projects” should be planned and
developed in a comprehensive, coordinated manner. Primary uses in the REC
are mid-rise and/or high-rise office (including government offices—particularly

"In all instances, a “project” or “project area” is defined as the boundary of a rezoning or special use
permit request.
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those for Prince William County agencies), research and development facilities,
lodging, and mixed-use projects. Retail, retail service and/or residential uses
shall represent no greater than 2540 percent of the total REC prejeet gross floor
area_of the project. Within Centers of Commerce, different use mixes may be
considered in conjunction with rezoning and/or special use permit applications
for projects containing 25 contiguous acres or more. Retail and retail service
use(s) shall be so located within a building or on a site that their primary
purpose is to support the needs of those employed within that REC project or
living or working within the mixed-use building(s). Drive-in/drive-through
uses are discouraged. Shared/structured parking is encouraged. The acceptable
housing type within any mixed-use REC project is multifamily, at a density of
16-30 dwelling units per gross acre, less the ER-, Environmental Resource-
designated portion of a property. Development in REC projects shall occur
according to a phasing plan, described in Action Strategy 31 of this chapter.
The intent of the phasing plan is that mixed, employment and residential and/or
retail uses shall be provided at every stage of the project’s development. Office
development in REC areas is encouraged to be in accordance with the
Ilustrative Guidelines for Office Development, provided as a supplement to the
Community Design Plan chapter of the Comprehensive Plan and available from
the Planning Office. A minimum office building height of 4-6 stories is
preferred.

LUAC - Increase
allowable residential
and retail and
provide flexibility in
Centers of
Commerce

Regional Commercial Center (RCC). The purpose of the Regional
Commercial Center classification is to provide for areas, located close to and/or
with good access to/ from an interstate highway, where large-scale retail
projects that serve a regional—rather than local—market are to be located.
RCC projects should be planned and developed in a comprehensive,
coordinated manner. Primary uses include regional retail malls, mixed-use
projects, and large single-user retail buildings. Local-serving retail, retail
service, and/or residential uses shall be considered secondary uses and-shall
represent no greater than 2540 percent of the total RCC projeet gross floor area
of the project. Within Centers of Commerce, different use mixes may be
considered in conjunction with rezoning and/or special use permit applications
for projects containing 25 contiguous acres or more. Drive-in/drive-through
uses are discouraged. Residential uses shall, with the exception of Residential
Elderly, be part of a mixed-use building. Shared/structured parking is
encouraged. The acceptable housing type within any mixed-use RCC project is
multifamily, at a density of 16-30 dwelling units per gross acre, less the ER-,
Environmental Resource-designated portion of a property. Development in
RCC projects shall occur according to a phasing plan, described in Action
Strategy 31 of this chapter. The intent of the phasing plan is that mixed,
employment and residential and/or retail uses shall be provided at every stage of
the project’s development.

LUAC - Increase
allowable residential
and retail and
provide flexibility in
Centers of
Commerce

Define residential
elderly
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suburban area

designation.
POTOMAC COMMUNITIES
I . italizati | I
Urban Residential Low (URL) provides for attached or detached residential Added from
development at a density up to eight units per acre, and attendant community Potomac

facilities such as schools, churches and public safety stations. This density is an
effort to spur reinvestment and redevelopment of underutilized residential areas.
This designation is intended to be planned for Potomac Communities, and may

Communities Plan.

LUAC — reference

be planned within Centers of Commerce and Centers of Community given the centers of
designation contributes to the overall vision of the Center Overlay as defined in | community.
this chapter.

Urban Residential Medium (URM) provides for attached residential Added from
development at a density of eight to 20 units per acre, and attendant community | Potomac

facilities such as schools, churches and public safety stations. This density is an
effort to provide economically viable alternatives to strip retail development.

Communities Plan.

This designation is intended to be planned for Potomac Communities, and may | LUAC

be planned within Centers of Commerce and Centers of Community given the

designation contributes to the overall vision of the Center Overlay as defined in

this chapter.

Village Mixed Use (VMU) provides for mixed use development where Added from
residential and neighborhood commercial uses are intermingled on small lots Potomac

laid out in a traditional street grid. Implementation of VMU will require the
development and adoption of a Village Zoning District that provides density,
design standards, setbacks, and use limitations to ensure compatibility between
the residential and commercial uses. This designation is intended to be planned

Communities Plan.
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for Potomac Communities, and may be planned within Centers of Commerce
and Centers of Community given the designation contributes to the overall
vision of the Center Overlay as defined in this chapter.

Urban Residential High (URH) provides for attached residential development
at a density of 20 to 30 units per acre, and attendant community facilities such
as schools, churches and public safety stations. This designation is intended to
be planned for Potomac Communities, and may be planned within Centers of
Commerce and Centers of Community given the designation contributes to the
overall vision of the Center Overlay as defined in this chapter.

Added from
Potomac
Communities Plan.
LUAC - Add in
centers of commerce
to provide flexibility

Urban Mixed Use (UMU) provides for a coordinated project, or integrated
group of projects, consisting of at least three components — residential, office or
regional employment, and recreation — combined to take full advantage of
properties with excellent transportation access. Additional uses, such as
neighborhood or general commercial, may be included in a UMU area, but not
to the exclusion of any of the required land use components. The actual “mix”
and intensity of uses in UMU areas may vary based upon the surrounding land
uses and transportation access, and each individual property within the UMU
need not contain more than one use. However, no mixed use development
should occur until such time as a county-initiated master zoning plan has been
developed with the affected property owners and approved by the Board of
Supervisors for all properties within any UMU boundary. Such master zoning
plan shall incorporate, within that UMU boundary, the three required land use
components. Mass-transit shall be included in any UMU development, with
pedestrian connections to the various uses. Pedestrian connections to
neighboring development should also be encouraged. This designation is
intended to be planned for Potomac Communities, and may be planned within
Centers of Commerce and Centers of Community given the designation
contributes to the overall vision of the Center Overlay as defined in this chapter.

Added from
Potomac
Communities Plan.

The Suburban Areas

The Suburban Areas accommodate the lower density residential, neighborhood-
oriented retail and service uses, and smaller scale employment uses found in the
more traditional neighborhoods and/or along major intra-County transportation

corridors. Implementation of the ten Smart Growth principles in suburban areas

are critical for providing a high quality of life for County residents. Centers of
Community fulfill this vision by providing a distinct sense of place, allowing
for walkable neighborhoods, and allowing citizens in different stages of life to
remain in their communities. The Centers of Community Overlay acts as a
mechanism by which incentives—such as a streamlined re-planning process and

increased use flexibility—are given to projects that would implement smart
growth. Infill development outside these centers should be consistent with the
character of the existing community.

Added introductory
sentence describing
Centers of
Community

Centers of Community Overlay. Centers of Community should be
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neighborhood centers for residents to live, shop, dine, recreate, and congregate.
Centers of Community should contain a mix of uses with low- to mid-rise
offices (that serve a local market), neighborhood-serving retail, a range of
housing types (including both high and lower-density), and institutional uses.
Centers of Community should be planned and developed in a comprehensive,
coordinated manner.

e Centers of Community as shown on the Long Range Land Use map
should be located at or near the intersections of principal arterials
and/or major collector roads, transit hubs, and commuter lots and
generally encompass land within ¥2 mile of the center.

o While access to these centers is typically via automobile, emphasis
must be placed on pedestrian connections to nearby residential districts,
as well as internal pedestrian walkability.

o While a mix of residential densities is desired, Centers of Community
are encouraged to be developed at a higher density than surrounding
residential uses.

o Retail and retail service uses should serve local rather than regional
needs.

o Institutional uses such as parks, libraries, public safety facilities,
schools and religious institutions should be located in Centers of

Community.

o Emphasis should be placed on consistent architecture that is at a
pedestrian-friendly scale and that complements the surrounding

neighborhood.

o Proposed designs should be evaluated based on connectivity of the
transportation network, mix of uses that meet community needs and
pedestrian walkability.

e Open space should be integrated into the design and should contribute
to protecting environmental resources of the center.

The Suburban Areas contain the following Long-Range Land Use Plan Map
classifications:

Flexible Use Employment Center (FEC). The purpose of the Flexible Use
Employment Center classification is to provide for areas of employment uses
situated on individual sites or in campus-style “parks.” Primary uses in the FEC
classification are light manufacturing, “start-up” businesses, small assembly
businesses, and office uses (including government offices, particularly those for
Prince William County agencies). Retail and/or retail service uses shall be
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considered secondary uses and shall represent no greater than 25 percent of the
total FEC prejeet gross floor area of the project. These retail/retail service uses
shall be so located on a site that their primary purpose is to support the needs of
those employed within that FEC project. Warehousing, wholesale, storage
and/or distribution uses shall also be considered secondary uses within any FEC
project. Outdoor storage shall also be considered a secondary use and shall be
limited to no more than 25 percent of the land area of the FEC project. Within
an FEC-designated project, the more intense uses shall be located in the core of
the area and the less intense uses (excluding outdoor storage) at the periphery,
to act as a transition between the FEC project and adjacent areas designated or
developed for different uses. Office development in FEC areas is encouraged to
be in accordance with the Illustrative Guidelines for Office Development,
provided as a supplement to the Community Design Plan chapter of the
Comprehensive Plan and available from the Planning Office. Development in
the FEC classification should respect cultural resources in accordance with the
Cultural Resources Plan.

LUAC - clarify
calculate of mixed-
use percentages

Suggested by
Buckland
Preservation Society

Industrial Employment (EI). The purpose of the Industrial Employment
classification is to provide for areas of economic base industries that must be
screened and buffered from major transportation corridors and adjacent land
uses. These screening and buffering requirements shall be as contained in the
Zoning Ordinance and Design and Construction Standards Manual. Primary
uses in the EI are manufacturing, industrial parks, truck and auto repair,
wholesale/distribution facilities, warehouses, certain public facilities and
utilities, and other industrial uses. Retail and/or retail service uses shall be
considered secondary uses and shall represent no greater than 25 percent of the
total El prejeet gross floor area of the project. These retail/retail service uses
shall be so located on a site that their primary purpose is to support the needs of
those employed within that EI project. Within an El-designated area, the more
intense uses shall be located in the core of the area and the less intense uses at
the periphery, to act as a transition between the El and adjacent areas designated
or developed for different uses. Performance standards for off-site impacts—
such as dust, particulates, and emissions—are to be applied. Stand-alone office
and office-like facilities that are primary uses within an El-designated area
should be discouraged in any El area. Development in the EI classification
should respect cultural resources in accordance with the Cultural Resources
Plan.

LUAC - clarify
calculation of
mixed-use
percentages

Suggested by
Buckland
Preservation Society

Community Employment Center (CEC). The purpose of the Community
Employment Center classification is to provide for areas of low- to mid-rise
offices (including government offices, particularly those for Prince William
County agencies), research and development, lodging, and mixed-use projects
planned and developed in a comprehensive, coordinated manner. CEC projects
shall be located at or near the intersection of principal arterials and major
collector roads, or at commuter rail stations. Retail, retail service and/or
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residential uses shall be considered secondary uses and-shall represent no
greater than 2540 percent of the total CEC prejeet gross floor area of the
project. Within Centers of Community, different use mixes may be considered
in conjunction with rezoning and/or special use permit applications for projects
containing 25 contiguous acres or more. Retail and retail service use(s) shall be
so located within a building or on a site that their primary purpose is to support
the needs of those employed within that CEC project or living or working
within the mixed-use building. Drive-in/drive-through uses are discouraged.
Single-family attached or multifamily housing—including elderly housing—is
permitted, at a density of 6-12 units per gross acre, less the ER-, Environmental
Resource-designated portion of a property. Development in CEC projects shall
occur according to a phasing plan, described in Action-Strategy-31-of this
chapter. The intent of the phasing plan is that mixed, employment and
residential and/or retail uses shall be provided at every stage of the project’s
development. Office development in CEC areas is encouraged to be in
accordance with the Illustrative Guidelines for Office Development, provided as
a supplement to the Community Design Plan chapter of the Comprehensive
Plan and available from the Planning Office. A minimum office building height
of 3-5 stories is preferred. Development in the CEC classification should
respect cultural resources in accordance with the Cultural Resources Plan.

LUAC - Provide
flexibility within
Centers of
Community.

LUAC - Write a new
phasing plan based
on infrastructure
phasing.

Suggested by
Buckland
Preservation Society

General Commercial (GC). The purpose of the General Commercial
classification is to recognize areas of existing commercial activity along major
County roadways—such as those along Route 1, Route 234, Route 28, and at
the Minnieville Road-Smoketown Road intersection—that serve a local market
rather than a regional market. Access to GC uses shall be limited to abutting
arterial or collector roadways, rather than from lesser abutting roadways, except
where interparcel connections are provided between abutting GC sites.
Pedestrian access to adjacent and nearby residential areas—where
appropriate—shall be encouraged. Primary uses in the GC are retail, retail
service, and lodging uses. Office use shall be considered a secondary use and
shall represent no greater than 25 percent of the total GC prejeet gross floor
area of the project. Infill and redevelopment of areas identified as GC are
encouraged, particularly with new or relocated commercial uses that are of a
scale similar to surrounding uses. Designation of new GC areas is discouraged.
Office development in GC areas is encouraged to be in accordance with the
Illustrative Guidelines for Office Development, provided as a supplement to the
Community Design Plan chapter of the Comprehensive Plan and available from
the Planning Office. Office buildings in GC areas are preferred at a height of at
least 2-3 stories. Development in the GC classification should respect cultural
resources in accordance with the Cultural Resources Plan.

LUAC - clarify
calculate of mixed-
use percentages

Suggested by
Buckland
Preservation Society

Office (O). The purpose of this classification is to provide for areas of low-to
high-rise, offices or research and development activities. Projects developed in
this classification shall be for office use, with retail and retail service uses
discouraged. Any retail and/or retail service uses shall be contained within the
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office or research and development building whose tenants and employees those
retail/retail service uses would serve. Less intense O uses—such as
neighborhood-scale offices—shall be located at the periphery of the O project,
to act as a transition between the O project and adjacent residential areas.

Office development in O areas is encouraged to be in accordance with the
Ilustrative Guidelines for Office Development, provided as a supplement to the
Community Design Plan chapter of the Comprehensive Plan and available from
the Planning Office. A minimum office building height of 3-5 stories is
preferred. Development in the O classification should respect cultural resources
in accordance with the Cultural Resources Plan.

Suggested by
Buckland
Preservation Society

Neighborhood Commercial (NC). The purpose of the Neighborhood
Commercial classification is to provide commercial areas to serve surrounding
residential neighborhoods. NC-designated areas shall be planned and
developed in a comprehensive, coordinated manner, which furthers the intent
stated in the cultural resources section of the Comprehensive Plan and preserves
valuable cultural resources throughout the County. NC project shall not be
nearer than one mile from any other NC area or project, or any GC or
Convenience Retail (CR) area or project. The site orientation of an NC project
shall be toward surrounding neighborhoods, with project access from primary
neighborhood-serving roadways, rather than from roadways serving pass-
through/pass-by traffic. Pedestrian access to and from the surrounding
neighborhood, where appropriate, shall be encouraged. Primary uses in the NC
classification are the retail and retail service uses permitted in the B-2,
Neighborhood Business zoning district and/or mixed-use buildings that
combine retail/retail service uses on the first floor only and residential uses on
no more than two additional floors, with a special use permit. In order that the
neighborhood-serving function of NC uses can be maintained, maximum NC
project size shall be 15 acres and the maximum size of nonresidential uses shall
be 120,000 gross square feet, with no single use (other than a grocery store,
general store, or drug store) to be larger than 12,000 gross square feet.

Suggested by
Buckland
Preservation Society

Suburban Residential High (SRH). The purpose of the Suburban Residential
High classification is to provide for areas of a variety of housing opportunities
at the highest suburban density. The preferred housing type in this
classification is multifamily (apartments and condominiums). The density
range in SRH projects is 10-16 dwellings per acre, less the ER-, Environmental
Resource-designated portion of a property. Development in the SRH
classification should respect cultural resources in accordance with the Cultural
Resources Plan.

Suggested by
Buckland
Preservation Society

Suburban Residential Medium (SRM). The purpose of the Suburban
Residential Medium classification is to provide for a variety of housing
opportunities at a moderate suburban density, greater than that of the SRL
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attached: The density range in SRM projects is 4-6 dwellings per gross acre,
less the ER-, Environmental Resource-designated portion of a property. Within
Centers of Community the SRM land use designation can accommodate up to
10 dwelling units per gross acre, less the ER-, Environmental Resource-
designated portion of a property. Cluster housing and the use of the planned
unit development concept may occur, provided that such clustering and planned
district development furthers valuable environmental objectives as stated in EN-
Policy 1 and EN-Policy 4 of the Environment Plan-, the intent stated in the
Cultural Resources Plan and preserves valuable cultural resources throughout

the County.

LUAC - Provide
flexibility within
Centers of
Community.

Suggested by
Buckland
Preservation Society

Suburban Residential Low (SRL). The purpose of the Suburban Residential
Low classification is to provide for housing opportunities at a low suburban
density. The housing type in this classification is single-family detached, but up
to 25 percent of the total land area may be single-family attached. The density
range in SRL projects is 1-4 units per gross acre, less the ER-, Environmental
Resource-designated portion of a property. Cluster housing and the use of the
planned unit development concept may occur, provided that such clustering and
planned district development furthers valuable environmental objectives as
stated in EN-Policy 1 and EN-Policy 4 of the Environment Plan-, the intent
stated in the cultural resources section of the Comprehensive Plan and preserves
valuable cultural resources throughout the County.

Suggested by
Buckland
Preservation Society

Residential Planned Community (RPC). The Residential Planned
Community classification includes areas zoned RPC, Residential Planned
Community. This classification is intended for planned developments not less
than 500 contiguous acres under one ownership or control in those areas of the
County where provisions for sanitary sewers, sewage disposal facilities,
adequate highway access, and public water supply are assured. Within such
planned communities, the location of all residential, commercial, industrial, and
governmental uses, school sites, parks, playgrounds, recreational areas,
commuter parking areas, and other open spaces shall be controlled in such a
manner as to permit a variety of housing accommodations and land uses in an
orderly relationship to one another. Development in the RPC classification
should respect cultural resources in accordance with the Cultural Resources
Plan.

Suggested by
Buckland
Preservation Society

The Semi-Rural Area

Semi-Rural Residential (SRR). 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
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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, and should be determined on a project-by-
project basis. The higher end of the density range should be allowed where
properties can demonstrate suitable soils for drainfields or where public sewer
can be provided. All properties in SRR shall provide protection of RPA'’s,
environmentally sensitive areas including steep slopes, 100-year floodplains,
and highly erodible soils. Plans will include tree save areas, tree buffers, and/or
conservation areas. Mass clearing of lots shall be limited to only areas required
to be cleared as a result of the installation of all development infrastructure.
Plans will include clearing of lots on a lot-by-lot basis, to provide for the saving
of existing trees on individual lots after home construction. 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, assists in the
preservation of cultural resources, 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..-net-te-exceed-average
densities-established-in-this-categery—In order to achieve densities at the higher

end of the density range, applicants shall be required to provide more detailed
general development plans, drainfield soils suitability studies, proof of sewer
availability, rough subdivision grading plans, individual lot clearing quidelines,
during the rezoning application process to demonstrate guality community and
environmentally sensitive designs. Innovative designs for on-and-off lot tree
save areas and low-impact development procedures should be encouraged.

Per LUAC

Suggested by
Buckland
Preservation Society

Per LUAC

THE RURAL AREA

The Rural Area. 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. While it is intended that the Rural
Avrea 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. Development in the Rural Area should follow the
ten smart growth principles to further the intent of this Plan. Designation of the
Rural Area and application of the development Goals, Policies, and Action

Suggested by
Buckland
Preservation Society

Added smart growth
concept
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Strategies relative to the Rural Area are intended to help avoid the negative
economic, social and environmental characteristics of sprawl development.

Agricultural or Estate (AE). 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.

Suggested by
Buckland
Preservation Society
— removed language
on “agricultural
landscapes”

Convenience Retail (CR). The purpose of the Convenience Retail
classification is to provide for commercial nodes to serve surrounding rural
areas located within 10-15 minutes’ driving time. CR projects are encouraged
to provide retail and retail service uses desired by rural residents to fulfill basic,
daily needs—rather than uses that are more properly located in the
Development Area of the County. These uses are those permitted in the B-3,
Convenience Retail zoning district. CR projects shall be planned and developed
in a comprehensive, coordinated manner. No CR area or project shall be nearer
than five miles from any other CR project or any NC or GC project. A CR area
shall be limited to one quadrant of an intersection and the site orientation of a
CR project shall be toward the less heavily traveled road of that intersection,
rather than toward pass-through/pass-by traffic, with single in/out access
provided from that road. Pedestrian access to and from any adjacent
neighborhood(s) shall be integral to the site design of CR projects. As detailed
in the Community Design chapter, building architecture and site design shall be
compatible with a rural area—rather than a “suburban” or “urban” design.
Retail motor vehicle fuel stations shall be accessory uses only, and shall be
attached to the CR. Combination gas station-quick-service and drive-in/drive-
through uses are discouraged. Maximum CR project size shall be 5 acres,
including appurtenances (such as drainfields). The maximum size of non-
residential uses shall be 15,000 gross square feet, with no single use to be larger
than 8,000 gross square feet. Second-story residential use as part of a mixed-
use building is permitted, with a special use permit. No building in a CR area
shall be built to greater than two stories. Development in the CR classification
shall be done in a way that furthers the intent, stated in the cultural resources
section of the Comprehensive Plan and preserves valuable cultural resources
throughout the County.

Suggested by
Buckland
Preservation Society

COUNTYWIDE CATEGORIES

Environmental Resource (ER). This classification is explained and defined 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 Act (FEMA)
Flood Hazard Use Maps or natural 100-year floodplains as defined in the
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Design and Construction Standards Manual 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.

County Registered Historic Sites (CRHS). The County Registered Historic
Sites classification is designed to protect important cultural resources. Cultural
resources include architectural, archaeological, and historical resources.
DCRCRHS designations that are mapped on the Long-Range Land Use Plan
Map include existing sites and districts that have a preservation easement or are
either listed or deemed eligible for listing on the National Register of Historic
Places or Virginia Historic Landmarks Register; are incorporated into the
County Zoning Ordinance as an Historic Overlay District or Special Public
Interest District; are recorded as part of the Historic American Building Survey
or the Historic American Engineering Record; or has been selected for inclusion
in the annual evaluation and update of such list by the Historical Commission
and approved by the Board of County Supervisors. Development-in-this
designation-that would potentially impact these resources shall occur in
accordance with the standards and criteria set forth in the Cultural Resources
Plan.

Suggested by
Buckland
Preservation Society

Parks and Open Space (POS). The purpose of this classification is to
designate existing and projected parks and recreational areas of the County.
The Parks,-anrd-Open Space, and Trails Plan contains a complete inventory of
existing federal, state, and local parks, and of planned parks within the County.

Parks, Open Space,
and Trails Plan
approved by BOCS.

Public Land (PL). The purpose of identifying public lands in the
Comprehensive Plan is to provide an indication of existing and planned public
facilities, institutions, or other government installations such as—but not
limited to—detention/correctional facilities, government centers, judicial
centers, and related facilities. The appropriate Comprehensive Plan chapter
(Telecommunications, Potable Water, Sewer, Transportation, Fire and Rescue,
Libraries, Police, or Schools) should be consulted for a more complete
presentation regarding these public facilities. Where necessary, public facility
reviews with public comment—as outlined in the Virginia Code—shall be
conducted to determine conformance of specific proposed facilities with the
Comprehensive Plan. A public facility review with public comment shall be
mandatory where a public facility is not addressed in the Comprehensive Plan,
unless such facility is exempt from review by that code section.
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APPENDIX B - COMPREHENSIVE PLAN AND ZONING
COMPATIBILITY MATRICES

The Zoning and Comprehensive Plan Compatibility Matrices (Figures 1 and 2
and-3) are to be used for:

e Assisting applicants and staff in choosing the appropriate zoning district
for the specific long-range land use designation of a parcel for which a
rezoning is sought.
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Keep this matrix as

Figure 1
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Keep this matrix as

Figure 2
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Figure_3 4- Designated Corridors or Routes for Electric Transmission

Lines of 150
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