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I. Background is as follows: 

A. Request - This is a request for a special use permit to allow a +42.7-acre town 
center within the Brentswood development that is proposed to include up to 
500,000 square feet of non-residential uses and 312 multi-family dwellings.  
Approximately 37% of the total square footage is proposed for non-retail 
commercial, 25% retail, and 38% residential.  The proposed non-residential 
intensity is 0.27 floor area ratio.  The proposed residential density is 7.3 dwellings 
per acre.  This is one of two town centers proffered with the companion 
Brentswood rezoning application. 

B. Site Location - The site is located generally southwest of Piney Branch about 350 
feet south of Wellington Road in the Brentsville Magisterial District.  The site is 
identified on County maps as portions of GPINs 7496-37-4872, 7496-58-6173 
and 7496-65-3842. 

C. Comprehensive Plan - This site is located within the Development Area of the 
County.  The site is currently designated EI, Industrial Employment; FEC, 
Flexible-Use Employment Center; and ER, Environmental Resource in the 
Comprehensive Plan.  The site is proposed to be classified REC, Regional 
Employment Center in the companion Comprehensive Plan Amendment 
#PLN2005-00215.  A mixed-use project is intended in the REC classification. 
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D. Zoning/Acreage - The special use permit site is zoned M-2, Light Industrial, M/T, 
Industrial Transportation, and A-1, Agricultural, but would be subject to the 
PMD, Planned Mixed District zoning and the proffered conditions approved with 
the companion Rezoning #PLN2005-00357, Brentswood.  The special use permit 
area contains approximately 42.7 acres. 

E. Surrounding Land Use & Zoning - The site is bordered by Piney Branch to the 
north and east and vacant land to the south and west.  Parking for Nissan Pavilion 
is to the west.  The site is bordered by A-1, Agricultural zoning to the south and 
east.  To the north is M-2, Light Industrial and to the west is M/T, Industrial 
Transportation.   

 
II. Current Situation is a follows: 

 
A. Existing Zoning - The site for the town center is part of a larger area subject to the 

proffered conditions of Rezoning #PLN2003-00242, Bristow Industrial Park.  A 
rezoning of a portion of this site for the proposed town center development, 
pursuant to the companion rezoning application, may make the proffered 
conditions for the remainder of the Bristow Industrial Park difficult to administer. 

 
B. Planning Commission Recommendation - The Planning Commission recommends 

denial of SUP #PLN2005-00473, Brentswood Village Center, consistent with the 
recommendations for the companion Comprehensive Plan amendment and 
rezoning applications, as well as the other town center special use permit 
application.  Staff concurs with the Planning Commission recommendation.  See 
Attachment B for the staff analysis. 

 
C. Public Hearing - A public hearing has been advertised for May 16, 2006 before 

the Board of County Supervisors. 
 

III. Issues in order of importance are as follows: 
 
A. Comprehensive Plan 
 

1. Long Range Land Use - Is the proposed land use consistent with the 
existing and proposed long-range land use classifications for this site? 

 
2. Level of Service (LOS) - How does the proposal address the Policy 

Guide for Monetary Contributions in effect June 1, 2004? 
 

3. Economic Development - Is the proposal consistent with the economic 
development goals of the County? 

 



SUP #PLN2005-00473, Brentswood Village Center 
Board of County Supervisors 
May 10, 2006 
Page 3 
 

 

4. Transportation - Does the proposal adequately address the impact of 
the development on the area transportation network? 

 
B. Community Input - Have members of the community raised any issues? 

 
C. Legal Uses of the Property - What uses are allowed on the property?  How are 

legal issues resulting from the Board of County Supervisors’ action addressed? 
 

D. Timing - When must the Board of County Supervisors take action on this 
application? 

 
IV. Alternatives beginning with the staff recommendation are as follows: 
 

A. Deny SUP #PLN2005-00473, Brentswood Village Center. 
 

1. Comprehensive Plan 
 

a) Long-Range Land Use - If the companion Comprehensive Plan 
amendment to the REC classification is not approved, the property 
will remain classified EI, Industrial Employment; FEC, Flexible-
Use Employment Center; and ER, Environmental Resource.  The 
existing M/T and M-2 zoning is consistent with the existing EI and 
FEC classifications. 

 
Denial of the special use permit would be appropriate, because the 
site is proposed to be designated REC in the companion 
Comprehensive Plan amendment.  The applicant’s percentage mix 
of uses in the REC in Brentswood overall is 58% employment, 
19% retail, and 23% residential, while the Comprehensive Plan 
calls for 75% employment and 25% retail and residential to be 
maintained throughout the life of the project.  There is no phasing 
of the employment with the residential and retail components.  
Deviation from the Comprehensive Plan is more evident in the 
subject town center where the mix of uses proposed is 37% 
employment, 25% retail, and 38% residential.  There is basically 
no timing for the town center development. 

 
Denial of the special use permit application would be appropriate 
because the companion Comprehensive Plan amendment and 
rezoning applications are not recommended for approval. 
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b) Level of Service (LOS) - Level of service standards for 
transportation and fire and rescue are addressed in the current 
proffered conditions of Rezoning #PLN2003-00242, Bristow 
Industrial Park. 

 
c) Economic Development - Denial of the special use permit would 

be appropriate because the proposal does not have any guarantee 
that the town center and the non-residential components will be 
built.   

 
d) Transportation - Denial of the special use permit would be 

appropriate because the proffers, TIA, and road improvements 
program in the companion rezoning application are not 
supportable. 

 
2. Community Input - The application has been transmitted to adjacent 

property owners within 200 feet of the companion rezoning application.  
Members of the Board of County Supervisors have conducted community 
meetings on the proposal.  The Planning Office has received several 
comments from the community voicing their concerns regarding this 
application.  Citizens at the Planning Commission public hearing on April 
12, 2006 spoke both for and against the proposal. 

 
3. Legal Uses of the Property - The property would be allowed to develop 

under the current M-2 and M/T zoning in accordance with the proffered 
conditions of Rezoning #PLN2003-00242, Bristow Industrial Park.  Legal 
issues arising from Board of County Supervisors’ action are appropriately 
addressed by the County Attorney. 

 
4. Timing – There is no timeframe for Board action on a special use permit 

application; however, it is the Office of Planning’s recommendation that 
final action be taken within one year of receipt of the application.  The one 
year limit is October 25, 2006.  Denial of the special use permit 
application would meet the one year recommendation. 

 
B. Approve SUP #PLN2005-00473, Brentswood Village Center, subject to the 

conditions dated March 17, 2006 including waivers and modifications of the 
Zoning Ordinance and the Design and Construction Standards Manual, the 
Special Use Permit Plans, dated January 26, 2006, the Design Guidelines and 
Development Code, dated January 26, 2006; and subject to approval of the 
companion Comprehensive Plan amendment and rezoning applications. 
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1. Comprehensive Plan 
 

a) Long-Range Land Use - If the companion Comprehensive Plan 
amendment is approved, the property will be classified REC, 
Regional Employment Center.  The proposed PMD, Planned 
Mixed District zoning, if approved, and a mixed-use development 
would be consistent with the REC.  The percentage mix of uses 
and lack of phasing of employment uses with residential and retail 
uses would not be consistent with the REC. 

 
b) Level of Service (LOS) - Level of service standards would be 

addressed in companion Rezoning #PLN2005-00357, Brentswood. 
 

c) Economic Development - Approval of the special use permit 
would allow a future town center, but with no timing for its 
development or for phasing of employment uses with residential 
and retail uses. 

 
d) Transportation - Approval of the special use permit would allow 

development of a mixed-use town center on an appropriate grid 
pattern of streets as depicted in the special use permit plans. 

 
B. Community Input - The application has been transmitted to adjacent 

property owners within 200 feet of the companion rezoning application.  
Members of the Board of County Supervisors have conducted community 
meetings on the proposal.  The Planning Office has received several 
comments from the community voicing their concerns regarding this 
application.  Citizens at the Planning Commission public hearing on April 
12, 2006 spoke both for and against the proposal. 

 
C. Legal Uses of the Property - The property would be allowed to develop 

under the proposed PMD, Planned Mixed District zoning regulations, the 
proffered conditions of companion Rezoning #PLN2005-00357, 
Brentswood, and the conditions of this special use permit for a mixed-use 
town center development.  Legal issues arising from Board of County 
Supervisors’ action are appropriately addressed by the County Attorney. 

 
D. Timing - There is no timeframe for Board action on a special use permit 

application; however, it is the Office of Planning’s recommendation that 
final action be taken within one year of receipt of the application.  The one 
year limit is October 25, 2006.  Approval of the special use permit 
application would meet the one year recommendation. 
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V. Recommendation is that the Board of County Supervisors accept Alternative A and 
adopt the attached Resolution. 

 
Staff: Robert C. Bainbridge X7359 
 
Attachments: 

A. Area Maps 
B. Staff Analysis 
C. Special Use Permit Conditions  
D. Special Use Permit Plans 
E. Design Guidelines and Development Code 
F. Planning Commission Resolution 



 

 

MOTION:  May 16, 2006 
 Regular Meeting 
SECOND:  Res. No. 06- 
 
RE: SPECIAL USE PERMIT (SUP) #PLN2005-00473, BRENTSWOOD 

VILLAGE CENTER - BRENTSVILLE MAGISTERIAL DISTRICT 
 
ACTION: 
 
 WHEREAS, this is a request to allow a town center containing up to 500,000 
square feet of non-residential uses and 312 dwellings.  In addition, several waivers and 
modifications of the Zoning Ordinance and the Design and Construction Standards Manual are 
requested.  The site is located generally southwest of Piney Branch, approximately 350 feet 
south of Wellington Road and is identified on County maps as GPINs 7496-37-4872 pt., 7496-
58-6173 pt. and 7496-65-3842 pt.  The +/-43 acre site is zoned M/T, Industrial Transportation 
and A-1, Agricultural and is designated Industrial Employment, Flexible-Use Employment 
Center, and Environmental Resource in the Comprehensive Plan; and 
 
 WHEREAS, staff has reviewed the subject application and recommends denial 
as stated in the staff report; and 
 
 WHEREAS, the Planning Commission held a public hearing on this item on 
April 12, 2006, and recommends denial as stated in Planning Commission Res. No. 06-074; 
and 
 
 WHEREAS, a Board of County Supervisors’ public hearing, duly advertised in 
a local newspaper for a period of two weeks, was held on May 16, 2006, and interested citizens 
were heard; and 
 
 WHEREAS, general welfare and good zoning practice are served by the denial 
of the application; 
 
 NOW, THEREFORE, BE IT RESOLVED that the Prince William Board of 
County Supervisors does hereby deny SUP #PLN2005-00473, Brentswood Village Center. 
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Votes: 
Ayes: 
Nays: 
Absent from Vote: 
Absent from Meeting: 
 
 
 
 
For information: 
Planning Director 
 
 
Sherman Patrick, Jr. 
Dennis Cate 
C/O Compton & Duling, L. C. 
14914 Jefferson Davis Highway 
Woodbridge, Va. 22191 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
CERTIFIED COPY___________________________________________________________ 

Clerk to the Board 
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Part I.  Summary of Comprehensive Plan Consistency 

 
Staff Recommendation:  Denial 
 
The following is a summary of staff’s analysis of the applicant’s request.  This analysis is based 
on the relevant Comprehensive Plan action strategies, goals, and policies.  A complete analysis is 
provided in Part II of this report. 
 
 Plan   Consistency    Reasons 
 
Long-Range Land Use No The site is currently classified EI, Industrial 

Employment, FEC, Flexible-Use Employment 
Center, and ER, Environmental Resource.  If the 
Comprehensive Plan amendment and companion 
rezoning applications are not approved, a mixed-
use town center development would not be 
consistent with EI and FEC.  If the Comprehensive 
Plan amendment and rezoning application are 
approved, the proposal would still not be 
consistent with the REC land use classification due 
to the percentage mix of uses and lack of phasing 
of employment with residential and retail uses.  
Development of the town center is not tied to 
development in the remainder of Brentswood and, 
therefore, may never be completed. 

 
Community Design Yes The town center application includes a detailed 

design guidelines booklet that ensures that the 
development would be a well-designed mixed-use 
town center. 

 
Cultural Resources Yes The proposal includes preservation of the existing 

cemetery on-site within the town green. 
 
Economic Development No The proposal does not have any guarantee that the 

town center and the non-residential components 
will be built. 

 
Environment Yes The town center is outside the Chesapeake Bay 

Resource Protection Area.  The stormwater 
management would be handled by a large central 
lake outside the RPA, extending southward from 
the town center. 
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Fire and Rescue Yes Impact to fire and rescue facilities is adequately 
addressed in the companion rezoning application. 

 
Housing Yes The town center provides urban-style multi-family 

housing that is an alternative to the suburban-type 
housing offered in the remainder of the project.  
The companion rezoning proffers 68 affordable 
dwellings, but does not indicate if they will be in 
the town center. 

 
Libraries Yes Impact to library facilities from the residential 

development in the town center is adequately 
addressed in the companion rezoning application. 

 
Parks and Open Space Yes Impact to parks and recreation facilities from the 

residential development in the town center is 
adequately addressed in the companion rezoning 
application. 

 
Public Water Yes The applicant will be responsible for the design 

and construction of all on and off-site public water 
facilities needed to serve the development. 

 
Schools Yes Impact to schools from the residential development 

in the town center is addressed in the companion 
rezoning application. 

 
Public Sewer Yes The applicant will be responsible for the design 

and construction of all on and off-site public sewer 
facilities needed to serve the development. 

 
Transportation No Impact to transportation facilities is not adequately 

addressed in the companion rezoning application. 
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Part II.  Comprehensive Plan Consistency Analysis 
 
The following table summarizes the area characteristics (see maps in Attachment A) 
 

Direction Land Use Existing Long 
Range Land 

Use Map  

Existing 
Zoning 

North  Piney Branch and vacant EI, FEC, and 
ER  

M-2 

East Piney Branch and vacant FEC and ER A-1 
West  Nissan Pavilion parking EI and FEC M/T 
South Vacant FEC A-1 

 
 

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 
its residents and employers need.  The Long Range Land Use Plan sets out policies and action 
strategies that further the County’s goal of providing a land use pattern that encourages fiscally 
sound development and achieves a high quality living environment.  In addition to delineating 
land use designations on the Long Range Land Use Map, the Plan includes recommendations 
relating to ensuring adequate land for economic development opportunities, providing for a 
diverse housing market, protecting against the encroachment of incompatible land uses, 
encouraging infill development within the Development Area, protecting environmentally 
sensitive lands, promoting mixed use development where appropriate, encouraging the provision 
of adequate public facilities for existing and planned development, preserving valuable open 
space and environmental resources, encouraging higher density development near existing and 
future transit facilities, and utilizing the sector planning process to provide more detailed 
recommendations where appropriate. 
 
This site is located within the Development Area of the County.  The site is currently designated 
EI, Industrial Employment, FEC, Flexible-Use Employment Center, and ER, Environmental 
Resource in the Comprehensive Plan.  The site is proposed to be classified REC, Regional 
Employment Center in the companion Comprehensive Plan Amendment #PLN2005-00215.  A 
mixed-use town center project, as requested, is intended in the REC classification and allowed in 
the proposed PMD, Planned Mixed District zoning with a special use permit. 
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The existing EI, FEC, and ER long-range land use designations of the property would allow for 
the following: 
 

Long-Range 
Land 

Use Plan 
Classification 

Description 

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 10 
percent of the total EI project area.  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 EI-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 EI 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.  Standalone 
office and office-like facilities that are primary uses within an EI-designated area should be 
discouraged in any EI area. 

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 considered secondary 
uses and shall represent no greater than 10 percent of the total FEC project area.  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 10 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. 

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 Design and 
Construction Standards Manual, and resource protection areas (RPAs) as defined by the 
Chesapeake Bay Preservation Act.  In addition, areas with 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 environmental resources.  While the 
Long-Range Land Use Plan Map ER designation does not currently depict all of these 
sensitive environmental resource areas, resource areas shall be added to the Long-Range 
Land Use Plan Map where studies have shown such addition to be appropriate. 
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The proposed REC long-range land use designation of the property, with approval of the 
companion Comprehensive Plan amendment, would allow for the following: 
 

Long-Range 
Land Use Plan 
Classification 

Description 

REC The purpose of the REC classification is to provide for areas located close to and/or with 
good access from an interstate highway where intensive regional employment uses are 
located.  REC projects should be planned and developed in a comprehensive and 
coordinated manner.  Primary uses in the REC are mid-rise and/or high-rise office 
(including government offices – particularly 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 25 percent of the total REC project 
area.  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 multi-family, at a density of 16-30 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 the 
Long-Range Land Use 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 
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 4-6 stories is preferred 

 
Proposal’s Strengths 
 
• Land Use - The proposal is for a mixed-use town center-type development that contains 

employment, retail, and residential uses in a neo-traditional format with a grid pattern of 
streets and mixed-use buildings.  This type of development is intended to provide a sense of 
place and to integrate various functions in close proximity to reduce reliance on motor 
vehicles. 

 
• Location of the Town Center - The town center is proposed at a desirable location within the 

Brentswood development near Wellington Road and proposed Brentswood Parkway with 
various employment venues and an outdoor entertainment facility in proximity. 

 
Proposal’s Weaknesses 
 
• Consistency with the Comprehensive Plan - The site is proposed to be designated REC, 

Regional Employment Center in the companion Comprehensive Plan amendment.  The REC 
calls for 75% employment and 25% retail and residential, while the applicant’s proposal for 
this town center would be 37% employment, 25% retail, and 38% residential.  In 
Brentswood, overall the mix is 58% employment, 19% retail, and 23% residential in the 
REC.  The employment component is not guaranteed through any type of phasing with 
residential and retail development.   
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• Timing of the Town Center Development - Development of the town center is not tied to 
thresholds of residential development in the remainder of Brentswood and, therefore, may 
never be completed. 
 

On balance, this application is found to be inconsistent with the relevant components of the 
Long-Range Land Use Plan. 
 
 

Community Design Plan Analysis 
 
An attractive, well-designed County will attract quality development, instill civic pride, improve 
the visual character of the community, and create a strong, positive image of Prince William 
County.  The Community Design Plan sets out policies and action strategies that further the 
County’s goals of providing quality development and a quality living environment for residents, 
businesses and visitors, and creating livable and attractive communities.  The plan includes 
recommendations relating to building design, site layout, circulation, signage, access to transit, 
landscaping and streetscape, community open spaces, natural and cultural amenities, stormwater 
management, and the preservation of environmental features. 
 
Proposal’s Strengths 
 
• Site Layout - The town center development is conditioned to be developed in substantial 

accordance with the special use permit plan set submitted with the special use permit 
application.  The plans show detailed site layout, including the street grid, proposed water and 
sewer lines, landscaping, and community facilities.  The development plan includes a main 
street with pedestrian arcades along retail ground floors of the buildings with residential and 
office uses above. 
 

• Design Guidelines and Development Code - The applicant has submitted a detailed design 
guidelines booklet outlining the establishment of a design review board as well as depictions 
of the site layout, proposed block uses, and guidelines for architecture, lighting, signage, 
landscaping, and street design. 
 

• Central Amenity/Water Feature - A large central plaza area and lake is proposed as a focal 
point feature and gathering area for the town center.  A town green and civic use focal point 
building are proposed in the northern portion of the town center. 

 
• Pedestrian System - All of the areas of the village center are interconnected via pedestrian 

walkways consisting of trails and sidewalks.  These facilities provide connections between 
residential and commercial uses, as well as community and civic uses.  The town center is 
also connected to the 100-acre Brentswood Park to the south. 

 
Proposal’s Weaknesses 
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• Design Guidelines - The Brentswood Village Center Design Guidelines and Development 
Code will be difficult to administer as it is not specific enough as to what the pictures and text 
are actually intended to apply to.  Terms used in the text conflict with the County’s terms and 
definitions for types of land uses and building regulations.  The terms commercial, business, 
office, and retail appear to be used interchangeably.  Building bulk guidelines are introduced 
that are outside the scope of current zoning regulations.  Pictures and text for business signs in 
the Design Guidelines give the impression that these would allow the County to issue sign 
permits.   

 
On balance, this application is found to be consistent with the relevant components of the 
Community Design Plan. 
 
 

Cultural Resources Plan Analysis 
 
Residents of and visitors to Prince William County are aware of the important links of the County 
today with the rich heritage of the past because of the preservation and enhancement of our 
cultural resources.  The Cultural Resources Plan sets out policies and action strategies that further 
the County’s goal of identifying and protecting our historical, archaeological, architectural and 
cultural resources, including those significant to our minority community, for the benefit of 
citizens and visitors.  The plan includes recommendations relating to the identification of assets, 
preservation through the use of federal, state, local, and private initiatives, mitigation of negative 
impacts, and public education/awareness programs.  Land use applications should include 
appropriate records review for prehistoric and historical resources, as well as Phase I, II, and III 
level archaeological studies as appropriate. 
 
The site contains the Clem Cemetery.  No other historic resources or prehistoric resources were 
found within the special use permit area in the Phase I archeological survey of the property. 
 
Proposal’s Strengths 
 
• Cultural Resource Assessment - The applicant has submitted an acceptable Phase I 

archaeological survey that did not find anything of significance warranting additional 
archaeological work. 

 
• Clem Cemetery - The applicant has performed a study of the limits of the burials in the Clem 

Cemetery on the site and will fence and landscape the periphery of the cemetery.  The town 
center is designed to make this cemetery a central feature of a town green. 
 

Proposal’s Weaknesses 
 
• None identified. 

 
On balance, this application is found to be consistent with the relevant components of the 
Cultural Resources Plan. 
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Economic Development Plan Analysis 
 
An enhanced, diverse nonresidential tax base creates quality jobs, allowing people to live, work 
and recreate in Prince William County.  The Economic Development Plan sets out policies and 
action strategies that further the County’s goal of attracting and fostering the growth of 
environmentally sound industries to create quality jobs and diversify the nonresidential tax base, 
creating a climate where citizens can live and work in Prince William County.  The plan includes 
recommendations relating to business attraction, retention and expansion, the provision of 
adequate infrastructure, redevelopment of less competitive areas, telecommuting and other 
information-age opportunities, and recognition of tourism as an industry. 
 
Proposal’s Strengths 
 
• None identified. 
 
Proposal’s Weaknesses 
 
• Employment Loss - The Economic Development Plan calls for the County to facilitate 

comprehensive plan amendments and rezoning applications that would result in an increase in 
acreage for prospective targeted industries and mixed-use development having these uses as a 
major component thereof.  The proposed amendment to the Comprehensive Plan would result 
in a 671-acre reduction in land available for employment and an increase of 738 acres for 
residential.  Although the applicant’s rezoning and special use permit applications include the 
subject town center and another mixed-use town center, these centers would only be about 6% 
of the 1,500 acre site.  The proposal does not have any guarantee that the town center and the 
non-residential components will be built. 

 
• Consistency with the Comprehensive Plan - The site is proposed to be designated REC, 

Regional Employment Center in the companion Comprehensive Plan amendment.  The REC 
calls for 75% employment and 25% retail and residential, while the applicant’s proposal for 
this town center would be 37% employment, 25% retail, and 38% residential.  The 
employment component is not guaranteed through any type of phasing with residential and 
retail development. 

 
On balance, this application is found to be inconsistent with the relevant components of the 
Economic Development Plan. 
 

Environment Plan Analysis 
 
Prince William County has a diverse natural environment, extending from sea level to mountain 
crest.  Sound environmental protection strategies will allow the natural environment to co-exist 
with a vibrant, growing economy.  The Environment Plan sets out policies and action strategies 
that further the County’s goal of preserving, protecting and enhancing significant environmental 
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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 applicant submitted an environmental constraints analysis (ECA) with the companion 
rezoning application.  The ECA plan shows that the special use permit area is absent Chesapeake 
Bay Resource Protection Area (RPA), 100-year flood plain, natural steep slopes, threatened 
habitats, and endangered species.  A Perennial Flow Determination (PFD) and a Preservation 
Area Site Assessment (PASA) for streams on this site were also submitted by the applicant with 
the companion rezoning application.  An intermittent stream runs through the central portion of 
the special use permit area. 
 
The town center site is located in Subwatershed #244 draining into Piney Branch of the Broad 
Run watershed.  A large central lake will serve as the stormwater management facility for this 
site. 
 
Proposal’s Strengths 
 
• Monetary Contribution - The proffers associated with companion Rezoning #PLN2005-

00357, Brentswood, provide a monetary contribution of $75 per acre of the site for water 
quality monitoring purposes. 
 

• Environmental Constraints - The site is outside of Chesapeake Bay RPA and 100-year 
floodplain that will be preserved and protected adjacent to the site. 
 

Proposal’s Weaknesses 
 
• Intermittent Stream - An intermittent tributary of Piney Branch that runs west to east through 

the town center will be removed. 

On balance, this application is found to be consistent with the relevant components of the 
Environment Plan. 
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Fire and Rescue Plan Analysis 
 
Quality fire and rescue services provide a measure of security and safety that both residents and 
businesses have come to expect from the County.  The Fire and Rescue Plan sets out policies and 
action strategies that further the County’s goal of providing timely response to fire, medical, 
hazardous material and natural disaster emergencies.  The plan includes recommendations 
relating to equipment and facility needs to meet desired levels of service and encouraging the use 
of fire and safety features beyond the minimum required by the Virginia Uniform Statewide 
Building Code. 
 
The town center is five minutes from the Linton Hall Fire and Rescue station #25.  It is outside 
the travel time LOS standard for fire and rescue facilities.  The following table outlines the 
existing station capacity, incidents served, and additional incidents projected with the Brentswood 
development overall: 
 
Linton Hall Station #25 Capacity Incidents 

per year 
Total capacity 3000 
Existing incidents served 2100 
Incidents resulting from Brentswood 
including town centers 

1846 

Net deficit capacity 946* 
*Response time may be adversely impacted when stations serve more than 3,000 incidents per year.  If the station 
designated to provide first response in unavailable, another station will respond.  The additional distance traveled 
will result in greater response time. 
 
Proposal’s Strengths 
 
• Level of Service - The applicant has proffered in the companion rezoning application $0.56 

per square foot of non-residential building floor area and $510.00 per multi-family dwelling.  
This is consistent with the County’s Policy Guide for Monetary Contributions. 
 

• Emergency Vehicle Space - The applicant has proffered in the companion rezoning 
application to provide adequate unobstructed space for emergency vehicle outriggers.  Other 
fire protection measures associated with mixed use buildings will be subject to the statewide 
building code and coordination with fire and rescue officials in conjunction with obtaining 
building permits. 

 
• Fire Station Site - The applicant has proffered in the companion rezoning application to 

provide a fire station site near this town center. 
 

Proposal’s Weaknesses 
 
• Travel Time - The town center is outside the travel time LOS standard for fire and rescue 

facilities. 
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On balance, 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 in the town center will be exclusively multi-family dwellings in mixed use buildings 
and stand-alone residential buildings. 
 
Proposal’s Strengths 
 
• Affordable Housing - The applicant has proffered 68 dwellings to be in an affordable housing 

program in the companion rezoning application.  This exceeds the $250 per dwelling typically 
proffered for the Housing Trust Fund. 

 
• Type of Housing - The proposal includes multi-family housing, as called for in the REC, 

which is appropriate for town center-type development. 
 
Proposal’s Weaknesses 
 
• Affordable Housing - The applicant has not fully addressed a full range of housing needed to 

serve various populations of County residents, such as adequate work-force housing and 
housing for low and moderate income elderly.  The proffers are not clear if the affordable 
dwellings will be located within the town center. 

 
On balance, 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. 
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The nearest full service library to the proposed project is the Bull Run Regional Library.  There 
are plans to build a new, full-service library in this service area. 
 
Level of service (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 has determined that, 
countywide, six new libraries will be needed by the year 2020 to provide adequate public library 
facilities for current and anticipated future populations. 
 
Proposal’s Strengths 
 
• Level of Service - The applicant has proffered in the companion rezoning application a library 

site in this town center and a monetary contribution above the value of the library site in the 
amount of $381.00 per multi-family dwelling for library purposes.  This amount is consistent 
with the County’s Policy Guide for Monetary Contributions. 

 
Proposal’s Weaknesses 
 
• None identified. 
 
On balance, this application is found to be consistent with the relevant components of the 
Library Plan. 
 
 

Parks and Open Space Plan Analysis 
 
Parks provide needed recreational outlets for County residents and visitors and preserve trees and 
green space, making the County more attractive to those who live, work and play here.  The  
Parks and Open Space Plan sets out policies and action strategies that further the County’s goal of 
providing a recreation system with sufficient quantity, quality and variety for our citizens, and 
maintaining the facilities within that system to the degree required for its effectiveness.  The plan 
includes recommendations relating to the size, type and number of parks, trails and greenways, 
and siting criteria. 
 
Application of the level of service standards for parks has determined that countywide, 2,280 
acres of additional neighborhood, community, regional, and special use parks will be needed by 
the year 2020 to provide an adequate inventory of parks, playgrounds, and recreational facilities 
for existing and anticipated future populations.   
 
Development of the entire site, subject to the companion rezoning application, will generate a 
need for 250 acres of additional public parkland. 
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Proposal’s Strengths 
 
• Level of Service - The applicant has proffered in the companion rezoning application a 

monetary contribution of $2,679.00 per multi-family dwelling for park purposes.  This 
amount is consistent with the County’s Policy Guide for Monetary Contributions. 

 
• 100-Acre Park - The applicant has proffered to develop and dedicate to the County a 100-acre 

park just to the south of the town center that can be conveniently accessed by residents. 
 
• Trail Network - The applicant has proffered a community-wide trail network as depicted on 

the MZP/Open Space Plan to link the various residential communities with open spaces, 
parks, schools, and town centers. 

 
• Town Green and Central Plaza - The proposal includes a town green and a large central plaza 

area next to the Brentswood lake. 
 

Proposal’s Weaknesses 
 
• None identified. 
 
On balance, this application is found to be consistent with the relevant components of the Parks 
and Open Space Plan. 
 
 

Potable Water Plan Analysis 
 
A safe, dependable drinking water source is a reasonable expectation of County residents and 
businesses.  The Potable Water Plan sets out policies and action strategies that further the 
County’s goal of providing an economically and environmentally sound drinking water system.  
The plan includes recommendations relating to system expansion, required connections to public 
water in the Development Area, and the use of private wells or public water in the rural area. 
 
The site is located in the Development Area and it must be connected to public water service.  
The Service Authority has stated that public water is available to the subject site, but requires 
construction of on and off-site facilities to serve this development.  The Brentswood development 
will utilize existing water mains located in Linton Hall Road and Wellington Road.  A 30-inch 
water main will be needed for Brentswood extending from the existing water tank in Wentworth 
Green on the west side of the development to University Boulevard on the east side of the 
development. 
 
Proposal’s Strengths 
 
• Connection to Public Water System - The applicant will design and construct all on and off-

site water utility improvements necessary to develop the subject property in accordance with 



Attachment B – Staff Analysis 
 

SUP #PLN2005-00473, Brentswood Village Center 
Page B-14 

applicable standards.  Special Use Permit Drawing #3 shows the water lines that will be 
needed within the town center. 

 
Proposal’s Weaknesses 
 
• None identified. 

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

Schools Plan Analysis 
 
A high-quality education system serves not only the students and their families, but the entire 
community by attracting employers who value educational opportunities for their employees.  
The Schools Plan sets out policies and action strategies that further the County’s goal of 
providing quality public education to our school-aged population.  The plan includes 
recommendations relating to facility size and location, siting criteria, compatible uses, and 
community use of school facilities. 
 
The residential development within the town center will have an impact on schools.  This impact 
is addressed with the companion rezoning application. 
 
Proposal’s Strengths 
 
• Level of Service - The applicant will dedicate two elementary school sites within Brentswood 

and one off-site high school site per the proffers of the companion rezoning application.  The 
applicant has proffered a monetary contribution of $2,342.00 per multi-family dwelling for 
school purposes.  This amount is consistent with the County’s Policy Guide for Monetary 
Contributions. 

 
Proposal’s Weaknesses 
 
• None identified. 
 
On balance, this application is found to be consistent with the relevant components of the 
Schools Plan. 
 
 

Sewer Plan Analysis 
 
Appropriate wastewater and sanitary facilities provide needed public health and environmental 
protections.  The 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 
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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 site is located in the Development Area and it must be connected to public sewer service.  
The Service Authority has stated that public sewer is available to the subject site, but requires 
construction of on and off-site facilities to serve this development.  The Brentswood development 
will utilize the existing Pineborough Estates trunk sewer extending from the south of Brentswood 
through the Piney Branch area, and the Rocky Branch/Broad Run interceptor sewer and lift 
station, also located to the south. 
 
Proposal’s Strengths 
 
• Connection to Public Sewer System - The applicant will design and construct all on and off-

site sewer utility improvements necessary to develop the subject property in accordance with 
applicable standards.  Special Use Permit Drawing #3 shows the sewer lines that will be 
needed within the town center. 

 
Proposal’s Weaknesses 
 
• None identified. 

 
On balance, this application is found to be consistent with the relevant components of the Sewer 
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 providing a complete, safe and efficient multi-modal circulation system that 
includes sufficient capacity to meet the demands placed upon it.  The plan includes 
recommendations relating to improving existing service levels, increasing capacity of the existing 
system, minimizing negative impacts to environmental and cultural resources, supporting targeted 
industries and major activity centers, exploring innovative funding mechanisms, promoting 
regional approaches to transportation issues, and promoting transit opportunities.  At a minimum, 
projects should include strategies that result in a level of service (LOS) of “D” or better on all 
roadways, the dedication of planned rights-of-way, the provision of pedestrian pathways,  and 
access to mass transit and other commuter facilities as appropriate. 
 
The town center will be accessed from points along Brentswood Parkway, which will be the main 
arterial through the area.  The town center will also be accessed via a two-lane street from 
Wellington Road.  The development will not be oriented toward Brentswood Parkway, but will be 
oriented toward the internal town center streets.   
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A Traffic Impact Analysis (TIA) was required for this application because the amount of traffic 
exceeds the threshold as shown in the DCSM for requiring a TIA.  A TIA was submitted on 
January 24, 2006.  Due to the technical nature of the Transportation Division’s review of this 
case, their review comments are included in the staff analysis beginning on page B-19 of this 
report. 
 
Proposal’s Strengths 

 
• Overall Road Layout and Design - The road design provides for through movement on 

Brentswood Parkway on the west side of the town center and along University 
Boulevard/Wellington Road on the north side of the town center.  This allows town center 
traffic to use the town center local streets.  This is a desirable design in that high volumes of 
traffic would not have to pass through the town center. 
 

• Level of Service - The applicant has proffered in the companion rezoning application a 
monetary contribution of $5,285.00 per multi-family dwelling for transportation purposes.  
This amount is consistent with the County’s Policy Guide for Monetary Contributions. 

 
• Shared Parking - The proposal includes an overall shared parking arrangement serving 

various uses at different times of the day within the town center. 
 

• Handicapped Parking and Signage - Parking and signage for handicapped customers shall be 
provided in accordance with the Design and Construction Standards Manual and other current 
standards. 

 
• Traffic and Parking Management Studies - The conditions of the special use permit require 

the applicant to assess the traffic loads and parking arrangements in the town center after the 
project is partially completed and to take actions to address problems that may have arisen. 

 
Proposal’s Weaknesses 
 
• Major Weakness Cited by Public Works Transportation - Public Works Transportation has 

stated the following major issues with the companion rezoning application: 
 

- Phasing of Development with Road Improvements - There are a number of both on and 
off-site phasing issues that remain unresolved.  The land use program should include a 
number of proffered development scenarios directly linked to key transportation 
improvements. 

 
- Traffic Impact Analysis (TIA) - The TIA is not acceptable from a number of technical 

standpoints and thus cannot be relied upon for determining if the proposed transportation 
network is able to handle the proposed development. 

 
- Transportation Demand Management Analysis (TDM) - The TDM is not acceptable in 

that it does not provide acceptable justification of the internal trip capture rates and 
specific improvements that are needed to reduce single-occupancy vehicle use. 
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- Proffered Conditions - Numerous issues with the proffer statement in the companion 

rezoning application remain unresolved. 
 
• VDOT Approval of the TIA - The Virginia Department of Transportation (VDOT) has stated 

that it cannot support this special use permit application without prior approval of the Traffic 
Impact Analysis (TIA).  The approval of the TIA is contingent upon (1) approval of the TIA 
submitted for the entire Brentswood proposal and (2) approval by VDOT and the Federal 
Highway Administration of the Interstate Justification Request (IJR) for the applicant’s 
proposed interchange modification tying Brentswood Parkway into I-66.  In addition, there is 
missing or incorrect information in the TIA.  Assumptions used in the TIA for internal trip 
capture, trip distribution, trip generation rates, and pass-by trips are not acceptable in some 
instances. 

 
• Road Layout and Design - The Virginia Department of Transportation has a number of 

technical issues with regard to road layout and design of the overall transportation network 
and the town center designs, including such items as through lanes, intersections, turning 
volumes, turn lanes, median crossovers, traffic signals, roundabouts, truck traffic, bicycle 
paths, planting areas, and drainage easements. 

 
On balance, this application is found to be inconsistent 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 
that 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: 
 
• Safety and Security - The Police Department’s Crime Prevention Unit has reviewed the case 

and has recommended safety and security measures that should be incorporated into the 
design of the site (refer to recommendation in case file). 

 
• Timing of the Special Use Permit - The Zoning Ordinance requires that after a special use 

permit is approved by the Board of County Supervisors, the applicant has one year to submit a 
site plan for the approved use and occupy the site and commence use within five years of 
approval of the site plan.  If the use has not begun within the time limits, the special use 
permit is void and may not begin until approval of another special use permit.  The applicant 
has requested a modification of this requirement to allow five years to submit a site plan for 
Phase I roads (Main Street, North Main Street, and Memorial Street) as shown on the SUP 
drawings and to construct such roads within two years after approval of the site plan (see 
Condition #4 in Attachment C). 
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Minimum Design Criteria 
 

Staff and other agencies that have reviewed the proposal noted the following minimum design 
criteria.  The development proposal will be reviewed for compliance with all minimum standards 
at the time that the applicant submits detailed site development information prior to the issuance 
of construction permits.  The listing of these issues is provided to ensure that these concerns are a 
part of the development record.  Such issues are more appropriately addressed during the site plan 
review. 
 
• Fire and Rescue - Buildings in Block III and IV will need to be upgraded in building 

construction type due to lack of access around any building greater than 100 feet. 
 
• Waivers and Modifications of Street Standards - Public streets will need to be designed to 

meet the minimum requirements for the design of town centers in Prince William County.  
Waivers from the Design and Construction Standards Manual (DCSM) requirements may be 
granted by the County, however, VDOT will require a formal submission of a design 
exception for review and approval on any requirements that fall below the minimum standards 
of the DCSM.  Designs that are more generous then specified in minimum requirements do 
not require a waiver, but are subject to VDOT and County review. 

 
• Street Maintenance Agreement - Maintenance of streetscape elements, landscaping, pavers, 

stamped pavement, fixed objects, and tree pits/planters located inside the public right-of-way 
will require a VDOT permit issued to the County for maintenance, which allows the County 
to enter into an agreement with a third party for maintenance. 

 
• Road Embankments Serving as a Dam - Any dams serving stormwater management facilities 

should be designed as separate structures from road embankments.  If a road embankment is 
to serve as a dam, all requirements of the VDOT drainage manual and “SRR” must be met. 

 
 

Agency Comments 
 
The following agencies have reviewed the proposal and their comments have been summarized in 
the relevant Comprehensive Plan chapters of this report.  Individual comments are in the case file 
in the Office of Planning. 
 
Public Works, Transportation 
Virginia Department of Transportation 
Fire and Rescue 
Urban Designer 
Zoning Administration 

Agency Comments - Public Works Transportation 
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          Thomas Bruun 
         Acting Director      March 20, 2006 

 
 
 
TO:  Nancy Johnson 
  Planning Office 
 
FROM: Gregg L. Steverson 
  Transportation Division 
 
RE:  SUP PLN #2005-00473 (Brentswood Village Center) as revised #2 
 
 
The following memorandum provides an analysis of the second revision to the Brentswood 
Village Center Special Use Permit request (PLN#2005-00473).  The SUP relates to the 
Brentswood Rezoning (PLN#2005-00357) and Comprehensive Plan Amendment (PLN#2005-
00215) requests and assumes that both the REZ and CPA requests have been approved.  The 
original review of this application (conditions dated April 1, 2005) found a number of major 
issues concerning the SUP that were also prevalent within the REZ and CPA applications.  These 
issues would prohibit the support of not only the SUP request, but would also prevent the overall 
support of any of the other applications as well.  None of those issues were resolved as a part of 
the revised application (conditions dated October 14, 2005).  Those issues are shown below, 
along with whether the applicant has addressed those issues within this application (conditions 
dated January 26, 2006): 
 

• Transportation Network Consistency: Roadway layouts and lane geometries should be 
consistent throughout the CPA, REZ, and this SUP. 
This issue has not been resolved.  There are still access points shown on the January 
18, 2006 GDP/MZP that are shown differently in this SUP application and plan.  
Regardless of whether intersections are within the SUP boundary, they should be shown 
consistently throughout all applications. 

• Transportation Demand Management Strategies: Provide detailed TDM to justify trip 
capture. 
This issue has not been resolved.  As discussed in the rezoning application review, there 
are still issues with the TDM document.  As such, the trip capture rates discussed within 
this application and the other applications associated with this development are not 
acceptable. 

• Land Use and Phasing Consistency: Land use and transportation phasing should be the 
same throughout the CPA, REZ, and this SUP. 

COUNTY OF PRINCE WILLIAM 
 

4379 Ridgewood Center Drive, Prince William, Virginia 22192-5308 DEPARTMENT OF 
(703) 792-6820   Metro 631-1703   FAX: (703) 792-6828    PUBLIC WORKS 
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This issue has not been fully resolved.  The applicant has not yet shown how the 
phasing of land uses and transportation improvements for all applications fit together.  
This SUP and the Prince William Station SUP have independent phasing schedules that 
are not covered or detailed within the rezoning application. 

• Capacity analysis of roadways: Conduct a capacity analysis of roadways. 
This issue has not been fully resolved.  While an analysis has been conducted, as shown 
in the CPA analysis there are still a number of issues with the analysis that need to be 
addressed before it can be deemed acceptable. 

 
All of these issues need to first be addressed in each of the four applications before the 
applications can be supportable.  However, once these overall issues are addressed, the applicant 
will also need to deal with the following SUP specific issues before this application can be in 
conformance with the transportation element of the Comprehensive Plan: 
 

• CP Strategy N1.1: The applicant will need to condition a trail on Brentswood Parkway 
• CP Strategy N1.2: The applicant will need to condition pedestrian improvements 

(signalization and crosswalks) 
• CP Strategy T4.4: The applicant needs to condition bus shelters and pull offs within the 

Village Center 
• CP Table I: The applicant should not plan to have any direct access to Brentswood 

Parkway for parking facilities and will need to condition as such 
 
SUMMARY OF PROPOSAL 
The applicant, Brookfield Washington, LLC, is proposing to create a town center within their 
(approximately) 1,499 acre Brentswood development.  This town center would contain (as shown 
in the applicant’s conditions dated January 26, 2006) a maximum of 312 dwelling units, a 
minimum of 288,000 square feet of commercial non-retail uses (includes a hotel or civic 
building), and a minimum of 125,000 square feet of retail uses.  For reference, the applicant has 
evaluated a situation in their traffic analysis showing the 312 dwelling units, but 211,000 square 
feet of office/employment uses, 137,000 square feet of retail uses, a 210 room hotel/conference 
center, and a 25,000 square foot “civic use” (possibly a library).  It should be noted that the 
conditioned land uses should match the TIA shown land uses. 
 
This town center is located in the middle of the Brentswood development, and plans to connect to 
Rollins Ford (through their proposed Brentswood Parkway), University Boulevard/Wellington 
Road (to be realigned by the applicant), and will also use their proposed Brentswood Parkway to 
access I-66 through ramps at the Route 234 Bypass.  A Traffic Impact Analysis specifically 
related to the Village Center was required because the amount of trips associated with this special 
use exceed the threshold as shown in the DCSM for warranting a TIA.  The Village Center TIA 
was completed by the Traffic Group on April 7, 2005, revised and resubmitted on October 14, 
2005, and then revised and resubmitted again on January 23, 2006 (all revisions were based on 
issues raised with the previous version of the TIA).  This January 23rd version of the TIA still 
needs to address a number of issues, as shown in the following sections. 
 
REVISED TIA ANALYSIS 
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The revised traffic impact analysis shows that all intersections and roadway links within the SUP 
area operate at or above LOS D under future conditions.  However, a number of issues need to be 
addressed concerning the revised version of the TIA.  Those issues are discussed below: 

• The TIA makes no mention or calculation of diverted trips when dealing with Brentswood 
Parkway.  Exhibit 4 shows 15,000 daily trips generated by this development (assuming all 
of the internal capture and trip reductions associated with transit actually occur).  The 
daily volume shown on Brentswood Parkway in the area of this SUP is 19,850.  It is 
unclear as to how only 4,000 additional daily trips are generated on this stretch of 
roadway, considering other Brentswood trips will use the Parkway and trips from other 
areas will now divert to use this roadway to reach I-66.  In addition, the background 
numbers shown in Exhibit 3 are extremely small considering the same factors.  The 
applicant needs to explain what “background volumes” this exhibit includes and make 
sure that volumes on Brentswood Parkway represent all traffic that will be on the roadway 
under future conditions. 

• The applicant is advised that the daily rates for residential uses should be taken from the 
DCSM and not from the ITE manual.  It is understood that these numbers may generate 
figures that do not match the applicant’s Interchange Justification Report – but for the 
purposes of this analysis, the County’s DCSM rates should be used. 

• There are a number of issues related to the timing of improvements, the layout of the 
transportation network, and the TIA analysis.  It is unclear as to what traffic patterns will 
occur while Hillside Terrace is not complete to the east of the site (not to be done until 
“Phase II”).  The applicant needs to address whether vehicles will be able to (and will 
want to) travel east on Hillside Terrace if that roadway does not connect anywhere.  And 
if not, the applicant needs to address how that will affect the proposed “Phase I” network.  
In addition, intersection 1 (by the volumes in the HCS analysis) does not show any left 
turning vehicles.  It is unclear whether this is a right turn only approach onto Brentswood 
Parkway or if there just are no vehicles making this movement, but it is expected that at 
least a few vehicles would make a left turn at this approach. 

• The TIA needs to match the conditioned land uses in order to make sure the worst case 
scenario is covered in this analysis. 

• It is unclear why the trip distribution percentages and volumes for Landbays H, as well as 
Landbays A, B, C, and D have not been shown in the appendix.  It is assumed that some 
volumes to and from these landbays would be included in the analysis. 

• The applicant should reevaluate their usage of internal capture.  First and foremost, VDOT 
allows “up to” 15%, which does not necessarily mean the applicant can automatically take 
15%.  Secondly, the 15% does not apply to all uses.  The applicant should also make sure 
that they are properly using passby trip rates. 

• A 5% reduction as it relates to transit for any developments not within walking distance of 
the VRE needs to be dealt with through the TDM.  The projected 5000 riders for the 
Brentswood VRE station discussed in the TIA will not be all Brentswood residents and 
those that are still have the potential to use their car to reach the VRE station.  If the 
applicant plans to reduce 5% of their trips, there needs to be sufficient reason to do so. 

• The applicant should make sure that they have used the correct parking demand figures for 
retail uses. 
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Until these issues are addressed, it cannot be assumed that the proposed traffic improvements are 
sufficient to handle the traffic generated by this development. 
 
SUP CONDITIONS ANALYSIS 
The following section shows any issues concerning the revised SUP conditions (January 26, 
2006) presented by the applicant: 
 
Condition 6 needs to provide maximum figures so that the TIA and the conditions match and trip 
generation will not be higher than what is shown in the TIA. 
 
Condition 7 deals with waivers and modifications and states that the Village Center may be 
developed using waivers as set forth in the application.  This condition is fine in principal, but 
there should be no belief that this condition means that the County has accepted any of the 
waivers or modifications.  The applicant will need to show at site plan that these waivers are 
needed and will not cause issues from a transportation standpoint.  If enough detail to show that a 
waiver is necessary cannot be provided, the waiver will not be approved at site plan review. 
 
Condition 8a seems to state that additional land uses can be developed in the Village Center – 
land uses that have not been included in the TIA.  If this is the case, the TIA needs to be updated, 
or the conditions need to stand firm to what is shown in the TIA. 
 
It is uncertain as to the point of the paragraphs below the initial Condition 8e.  If the development 
can be done in any manner (accelerated phasing, combined phasing, etc), the phasing itself seems 
somewhat moot.  The applicant should make sure that the conditions do not allow so much room 
for change that it renders the phasing useless. 
 
Condition 14 conflicts with previous proffers stating that land uses can be increased and moved to 
different locations.  If the development is conforming to the TIA, land uses should not increase or 
be shifted.  The lane configurations and lane widths can meet the design guidelines and the 
development code; however, there should be room to make improvements as necessary to lane 
widths and configurations.  This should be covered in this condition. 
 
Condition 15 also conflicts with other conditions, as it states that prior to exceeding land uses 
stated in the TIA, that a revised TIA will be provided.  This condition conflicts with statements 
that land uses will match what is shown in the TIA and also could conflict with the proposed uses 
in this landbay as shown in the rezoning application. 
 
Condition 16 still states that improvements required from the operations study would not include 
widening.  As previously stated, the potential for turn lane improvements should not be excluded 
from this condition.  It still must also be stated that a more beneficial condition concerning the 
study timeframe would be when 50% and 75% of the cumulative trips are reached (and in all 
honesty, one should more importantly be done at 100% buildout). 
 
Condition 18 still discusses the use of undeveloped landbays for temporary parking as long as the 
location is not used for parking for longer than 10 years.  Provided these “temporary” spaces are 
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then permanently provided elsewhere (in close proximity) once the landbay is developed, this 
condition is still acceptable. 
 
The applicant should be aware that although Condition 20 allows for spaces to be designated for 
specific uses, a condition should be provided that states that if spaces are deemed private that the 
minimum required spaces will still be available to the general public at all times.  The issue with 
designating private spaces is that it displaces parkers from their normal parking locations and can 
create parking shortfalls where there originally were none. 
 
Condition 21 provides a parking utilization study at 75% of the first cumulative residential or 
non-residential development.  The timing on this study is rather early if it is being done at 75% of 
the first development.  Also, the applicant has taken reductions in their parking generation factors, 
and as such, the potential for providing additional spaces should not be excluded. 
 
Condition 22 still is not acceptable.  A change in land uses may require additional spaces – 
potentially considerably more than what is shown in this analysis depending on what the new uses 
are. 
 
Condition 24 deals with the potential for signalization at two locations and their respective 
warrant analyses.  This condition should not exclude signalization at other intersections within the 
study area – namely intersection 2, which has a lot lower volumes at that location than are 
expected. 
 
Condition 29 states that all streets except Brentswood Parkway will be private.  This condition 
cannot be acceptable without analysis stating why it is beneficial to create private roadways that 
will be required to handle such large volumes of traffic.  At minimum, the applicant should state 
that the roadways will be private subject to approval at site plan review. 
 
Conditions still need to be added to deal with transit stops and shuttles, pedestrian signalization, 
and trails. 
 
WAIVER REQUESTS 
The applicant has requested a number of waivers of both DCSM standards and zoning ordinance 
requirements.  These requests; however, do not have reasoning or sufficient detail behind why the 
standard within the DCSM should be waived at this time; nor do the requests show why a waiver 
of the standard will not be detrimental from a transportation perspective.  Per the Zoning 
Ordinance (Section 32-800.70) and DCSM (Section 101.05), the applicant can request a waiver of 
one or more of the minimum requirements in the DCSM at site plan, provided they show proper 
reasoning for such a waiver.  Based on the information provided, there is insufficient information 
to waive the standards shown in the DCSM at this time.  The applicant should also be aware that 
the DCSM prohibits streets that carry over 1,000 vpd to residential developments to be classified 
as private streets. 
 
The following section summarizes the requirements or deficiencies concerning this application.  
The section includes issues that have been previous raised, as well as any new issues concerning 
the application as a whole. 
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PREVIOUS REQUIREMENTS/DEFICIENCIES  
Item Code Reference Requirement/Deficiency 

1. CP Strategy R5.1 
DCSM§601.05 
DCSM§620.09 

Plan and promote the construction of roads consistent with the intent of the 
Comprehensive Plan.  Analyze the development volume with respect to the 
capacity of both the existing Comp Plan layout and the layout planned by the 
applicant. 
This issue has not yet been resolved.  The daily analysis has been 
conducted but still has issues as discussed in the CPA analysis. 

2. DCSM§620.07 Include projected traffic volumes from approved regional or local traffic 
forecasting models into future traffic conditions (diverted trips). 
This issue still has not been fully resolved.  The numbers for Brentswood 
Parkway still appear low – the Village Center alone generates 15,000 daily 
vehicles (assuming all trip reduction measures occur), but the daily volume 
on the links adjacent to the Village Center are approximately 19,000 daily 
vehicles.  

3. DCSM§620.03 Make sure study area and transportation networks from this application are 
consistent with what is shown in the rezoning and Comprehensive Plan 
amendment. 
This issue has not yet been resolved.  The intersections discussed in 
previous analyses are still shown differently in the SUP plan and the MZP. 

4. DCSM§620.06 The applicant needs to address some trip generation related issues (similar to 
the ones associated with the rezoning application). 
This issue has not been resolved.  The passby rate issue still needs to be 
addressed, and the TDM still does not give substantial certainty to allow 
internal capture rates as high as the ones the applicant is suggesting. 

5. DCSM§620.02 
DCSM§620.06 

The TIA should include the size and phasing of the proposed development 
and trip generation should be based on this size and phasing. 
This issue has not been fully resolved.  The land uses shown in the TIA do 
not match what has been conditioned. 

6. DCSM§620.08 The applicant will need to re-evaluate and double check their trip 
distribution percentages. 
This issue has not been fully resolved.  The applicant will need to address 
the trip distribution related issues shown in the TIA Analysis section. 

7. DCSM§620.03 The applicant’s TIA and/or Transportation Plan need to match what is shown 
in the rezoning application and vice versa.  In addition, the applicant should 
analyze all major internal and external intersections associated with this 
development. 
This issue has not been fully resolved, as the MZP and SUP plans still do 
not quite match. 

8. DCSM§620.02 The special use permit needs to fit within the framework (and should 
address) the phasing shown in the rezoning application. 
This issue has not been resolved.  The SUP does not address the phasing 
shown in the rezoning application and will need to in order to make sure 
roadways can handle the traffic during each phase (some phases where 
traffic will have shifted from or to roadways shown in the SUP TIA). 

9. DCSM§610.02 
DCSM§610.03 
DCSM Table 6-

8 

The applicant will need to update their parking analysis as it relates to 
parking rates and TDM concepts. 
This issue has not been completely resolved.  The applicant still has not 
shown in their TDM how they will achieve reduced retail parking rates. 
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Item Code Reference Requirement/Deficiency 
NOTES:  CP, Prince William County Comprehensive Plan 
                DCSM, Prince William County Design and Construction Standards Manual 

 
REQUIREMENTS/DEFICIENCIES CONCERNING REVISED APPLICATION  
Item Code Reference Requirement/Deficiency 

1. CP Strategy N1.1 The applicant will need to make sure to condition a trail (preferably Class I) 
on Brentswood Parkway.  One should also be provided on Hillside Terrace.  
Even if these trails are covered under the rezoning application, they should 
also be addressed in the SUP conditions to make sure phasing is done 
correctly. 

2. CP Strategy N1.2 The applicant will need to condition pedestrian improvements, such as 
crosswalks within the Village Center and pedestrian signalization where 
appropriate. 

3. CP Strategy T4.4 The applicant has only shown one location for a transit stop within the 
Village Center – but no condition concerning it has been provided.  At least 
one transit shelter (probably more) and frequent bus stop locations will need 
to be provided as a part of this SUP. 

4. CP Table I 
DCSM§601.07 

The applicant should not plan to have any access to specific parking areas 
from Brentswood Parkway.  In fact, this should be conditioned. 

5. DCSM§601.04E 
DCSM§602.13 

The applicant should understand that private streets are not allowed for 
volumes higher than 1,000 daily vehicles.  This can potentially be handled 
through waivers at site plan review.  In order to deal with private streets 
during the SUP process, proper justification for waivers needs to be included 
in the application. 

6. DCSM§601.06 
DCSM§620.00 

The TIA shows the construction of most of Hillside Terrace during what is 
called “Phase II” – the applicant needs to address how this road will 
terminate and what traffic conditions will occur during “Phase I” if this 
connection is not made. 

NOTES:  CP, Prince William County Comprehensive Plan 
                DCSM, Prince William County Design and Construction Standards Manual 

 
VDOT COMMENTS 
The Virginia Department of Transportation (VDOT) has reviewed this version of the special use 
permit application, and their comments are attached to this document. 
 
RECOMMENDATION 
Based upon the County’s need to reduce or prevent congestion on the public streets, to facilitate 
the provision of adequate transportation facilities, and to protect against congestion in travel and 
transportation, this special use permit request cannot be supported, mainly because of the 
following major issues: 
 

• Lack of trail related conditions 
• Lack of transit related conditions 
• Lack of pedestrian improvement related conditions 
• Non supportable traffic impact analysis 
• Lack of strong transportation and land use related phasing 
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• Lack of consistency with respect to maximum land use sizes in the conditions versus the 
TIA 

 
The applicant is advised that while this report has examined their special use permit application 
primarily within the context of the Transportation Element of the County Comprehensive Plan, 
this does not infer a reduction in their obligation to comply with the appropriate requirements of 
the DCSM during site/subdivision plan review. 
 
If you have any questions or need additional information, please contact me at extension 4051. 
 
cc:  Brad H. Johnson 

Richelle Delinski 
 
Attachments:  VDOT Comments 
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DEPARTMENT OF TRANSPORTATION 
14685 AVION PARKWAY 

CHANTILLY, VA 20151-1104 
(703) 383-VDOT (8368) 

March 3, 2006 
 
 
TO:  Brad H. Johnson 
  Department of Public Works 

Prince William County, Virginia 
 
FROM: Aleksandra M. Tuliszka, P.E.  

Virginia Department of Transportation – Land Development Section  
703-383-2066 Aleksandra.Tuliszka@VDOT.Virginia.gov 

 
SUBJECT: Case Number: SUP PLN2005-00473 
  Case Name: Brentswood Village Center 
 
We have completed the review of the subject zoning application and we offer the following 
comments. 

1. The Department cannot support this Special Use Permit application without prior 
approval of the TIA. The approval TIA for this SUP application is contingent upon 
approval of the TIA submitted for the whole site (rezoning application REZ 2005-
00357) and approval of the IJR for interchange modification by VDOT and FHWA. 

 
2. The following previous comments dated December 19, 2005 have not been completely 

addressed: 3 point 23 and 26; 4 SUP Drawing 4, now 3 add note that utility location inside 
right of way will require VDOT review and approval.; 5 Design Guidelines note ii page 43 
and page 67 SWM; page 74 lighting. See separate attachment of previous comments. 

 
3. Design Guide 

Proffer 14 makes reference to Design Guide as document containing the approved typical 
sections and details. This document however contains inaccuracies between the typical 
section dimensions and illustrations how these typical street sections will appear. Please 
ensure the Design Guide is revised for consistency. 
Reference is made to roundabout on page 38, but none are shown in TIA or on SUP 
drawings. 
Access, page 38: Revise to permit curb cuts spaced with minimum 50’ tangent length 
between curb returns. 
Minimum planting width should be 6’ to ensure thriving vegetation. 

            GREGORY A. WHIRLEY 
              ACTING COMMISSIONER 
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Maintenance of streetscape elements, fixed objects and tree pits / planters, landscaping, 
pavers, stamped concrete or stamped pavement, signs poles etc needs to be addressed at the 
time of site plan submission. VDOT permit may be issued to the County for maintenance 
of landscaping and streetscape elements. The County may execute a maintenance 
agreement with the third party. 
Natural Resources, page 63: ensure the retention and detention facilities do not use public 
road embankment as a dam. 
Provision of 8’-wide bike lane on one side of a two-way street within the street pavement 
of Main Street  (Streets C and C1) is not advisable. Instead, consider 5’-wide one-way bike 
lanes within the street pavement (in each direction), or consider provision of a shared use 
path 10’-wide located outside the street pavement. 

4. Waivers and Modifications 
#3.  Public streets need to be designed to meet the Minimum requirements of DCSM 
Section 1100 that will also become VDOT minimum requirements for design of Town 
Centers in Prince William County. Waivers from DCSM requirements may be granted by 
the County; however VDOT will require a formal submission of a design exception for 
review and approval on any requirements that fall below the minimum standards of DCSM 
Section 1100. Designs that are more generous than specified in minimum requirements do 
not require a waiver (i.e. provision of wider sidewalks) but are subject to VDOT and 
County review. 

5. Proffer 16: Remove last sentence with conditions of additional improvements. Provide 
for the ultimate road improvements based on the trips projections. If additional lanes 
are needed they should be provided with the built-out of the site or the densities should 
be reduced to be able to handle the traffic volumes. 

 
6. Proffer 28: Remove condition restricting provision of drainage easement or defer to the 

time of site plan design. Drainage easements need to be provided outside the right of 
way of public streets if necessary to accommodate all elements of storm sewer system. 

 
7. Exhibits in TIA and supplemental “Recommended Future Lane Use + ADT’s” exhibit 

do not show distances between intersections in the town centers. Please add the 
distance dimensions similar as it was done for the rezoning exhibit. 

 
8. Wellington Rd Classification Study 

Any vehicle that is not classified as a passenger car falls into the truck category. Trucks 
and busses are considered heavy vehicles. The distinction between light trucks 3-axle 
Single Unit trucks and the Tractor Trailer is important for the pavement design. But 
percentage of truck traffic on Wellington Road clearly exceeds 2% concluded in the 
study. This amount of truck traffic should not be routed through the town center 
roundabout and necessitate additional left turns at University Boulevard Connector and 
Wellington Rd connector to existing road. 
Please explain why 1/12 – 1/17 traffic counts for the westbound direction are zero. 
Eastbound traffic was counted for 10 days and Westbound for only 3 days.  
Please provide a summary of each vehicle class.  
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9. TIA Review Comments 
In general, it seems that the roadway network suggested by VDOT Land Development 
at meetings with the county and the Applicant was not taken into the consideration.  
Traffic pattern will be changed if roadway connection is changed.  It is unwise to 
continue reviewing the traffic impact study if VDOT disagrees with the roadway 
connection.  In addition, the study area should go beyond the site.  At least, adjacent 
intersections should be included in the study area.  Trips should be re-distributed to 
Brentswood Pkwy as background traffic.   
We provide the following comments based on the response letter for the Village 
Center TIA: 

 
10. Even though the precise locations of entrances and intersections are unknown, the 

approximate location of entrances should be provided.  Trip distributions/assignments 
can not be done without knowing the entrances. 
The distances between intersections within the town center should be also shown on the 
TIA exhibit. 

 
11. The average size of Apartment in ITE (220) is around 200 units instead of 500 units.  

For each sector, the size of Apartment is below 200 units and the fitting curve is more 
reliable and should be used. 

 
12. The internal trip reductions are not calculated correctly.  For example, if 15% of 

residential internal trips are 4 trips and 15% of office and retail internal trips are 10 
trips, only 4 trips can be reduced from residential and non-residential (office and retail).  
Only 5% of internal trips can be reduced if the non-residential component is offices 
only.  In addition, whether the internal trip reduction can be taken for VRE is 
questionable.  It is important to note that the reduction in trips is applied externally to 
the site - at site entrances, to adjacent intersections, and to adjacent roadways.  The 
impacts to the adjacent intersections and roadways can not be determined if these are 
not included in the study area.  Refer to Land Development Manual for more 
information. 

 
13. Pass-by trips are allowed if a shopping center, convenience store, service station, fast-

food restaurant, drive-in bank is proposed.  Please identify the type of retail proposed 
within the development. 

 
14. Some crossover locations do not meet crossover spacing requirements.  For design 

speed 50 mph, the desirable crossover spacing is 900 ft and the minimum crossover 
spacing is 700 ft.  This will have an impact on location of street intersections with 
Brentswood Parkway. 

 
15. Show the length of turn lanes on Brentswood Pkwy. 

 
16. Signal warrant analyses won't be reviewed unless the TIA has been accepted. 
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17. Attacheched below are previous comments dated December 19, 2005 as referenced in 
comment 2 above. 

 
 

 

 

DEPARTMENT OF TRANSPORTATION 
14685 AVION PARKWAY 

CHANTILLY, VA 20151-1104 
(703) 383-VDOT (8368) 

December 19, 2005 
 
 
 
TO:  Brad H. Johnson 
  Department of Public Works 

Prince William County, Virginia 
 
FROM: Aleksandra M. Tuliszka, P.E.  

Virginia Department of Transportation – Land Development Section  
703-383-2066 Aleksandra.Tuliszka@VDOT.Virginia.gov 

 
SUBJECT: Case Number: SUP PLN2005-00473 
  Case Name: Brentswood Village Center 
 
We have completed the review of the subject zoning application and we offer the following 
comments. 

1. Please clarify which town center streets are going to be public or private. 

2. Please clarify which streets are designated to operate as one-way streets. 

3. SUP Conditions 
11. Please note that the revised TIA requires VDOT approval. Additional comments 
regarding the TIA will be provided upon completion of that review. 
14. Please clarify conditions for on-street parking; will permits / stickers etc be 
required? 
23. Revise to provide adequate easement that will accommodate proposed drainage 
design. Please note that the minimum required right of way width for public steer is 
40’. Please specify maintenance responsibility for sidewalks and trails located outside 
the right of way. Note that minimum 1’ space is needed between the sidewalk and 
right of way line and 2’ shoulder on each side is required for trails. 
24. All public and private streets (excluding alleys) need to be designed to meet 
minimum VDOT Subdivision Street Requirements (SSR), or DCSM standards, 

            GREGORY A. WHIRLEY 
              ACTING COMMISSIONER 
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whichever is more stringent. 
26. Advisory note on BMP: bioengineered facilities need to be located completely 
outside the dedicated right of way. 
Dams for SWM facilities should be designed as separate structures from the road 
embankments. 

4. Waivers/Modifications 
4. Modification of DCSM requirements regarding street design need to consider that 
all streets public and private need to meet minimum VDOT standards. 
27. Typical section of Main Street with diagonal parking needs to be designed to meet 
VDOT standards. 
 
Village Center SUP Drawing 4 – Street Grid and Infrastructure Remove proposed 
water line from the right of way of Brentswood Parkway. The water line can be placed 
in the adjacent easement or inside the 3’ to 5’ area adjacent to the right of way line. 
 
Left turn lanes at each proposed cross over are required per VDOT Road Design 
Manual. Appropriate cross over spacing should be provided for all intersections of 
town center streets with Brentswood Parkway. 

5. Design Guidelines 
Page 43 Note ii needs to be revised. All streets public and private (except for alleys) 
must be designed to meet minimum VDOT design criteria. 
 
Page 44 Street type A and A-1 indicate travel lane width of 12’. Please note that 1’ shy 
line is required for lanes adjacent to raised median and 2’ for gutter and 0.5’ for the 
curb is required and does not count for the travel lane width. Please label the width of 
travel lanes on all exhibits keeping in mind these dimensions. 
 
Bike lanes that intend to serve two-directional traffic need to be minimum 10’ wide, 
preferably 12’ wide. 
 
Page 46 Street type C, C-1 
Bile lanes adjacent to vehicular travel lanes need to designed as one-directional, 
minimum 5’-wide lanes and be provided on both sides of the street. 
 
Page 47 Street C-1 
Recommend revising from diagonal parking to parallel on-street parking lane. 
 
Page 48 Street type D 
Please note that 3’ separation is required from face of curb to edge of sidewalk. If a 
monolithic sidewalk / curb are proposed, the width of sidewalk needs to be additional 
5’ feet, total 8’ from back of curb to edge of sidewalk. 
 
Page 49, 50 Streets E and F 
Minimum right of way required for public street is 40’. The right of way should be 
adjusted to provide space for maintenance of curbs and drainage structures (minimum 
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4’ from the face of curb). 
 
Page 67 SWM 
Advisory note: Any dams serving the proposed SWM facilities should be designed as 
separate structures from road embankments. If road embankment is to serve as a dam, 
all requirements in VDOT Drainage Manual and SSR must be met. 
 
Page 68 Streetscape 
Advisory note: minimum width of planting strip between back of curb and edge of 
sidewalk is 6’. Adjustments will be required in tree location to ensure free and clear 
line of sight at all intersections, entrances and cross overs. Streets with projected 
traffic volumes over 4000 vpd need to be designed in accordance with VDOT Road 
Design Manual, including clear zone requirements (trees, light poles and other fixed 
objects) We recommend planting canopy trees behind the sidewalk. 
 
Page 72. Revise minimum width of planting zone from 5’ to 6’. 
 
Page 74 Lighting 
Breakaway posts should be used. (Light fixtures need to meet NCHRP 350 
requirements or be placed behind the sidewalk) 
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Proposed Conditions 
Applicant:  Brookfield Washington, LLC 

Special Use Permit #PLN2005-00473, Brentswood Village Center 
Prince William County GPIN:  Portions of 7496-37-4872, 7496-58-6173, and 7496-65-3842 

Special Use Permit Area:  +42.7 acres 
Zoning:  PMD, Planned Mixed District 

Magisterial District:  Brentsville 
Date:  March 17, 2006 

 
The following conditions are intended to offset some of the impacts of the proposal and to render 
the application consistent with the applicable chapters of the Comprehensive Plan.  If the 
conditions of this special use permit or the information on the SUP plans are in conflict with the 
Zoning Ordinance, approved proffers, or the Design and Construction Standards Manual 
(DCSM), the more restrictive shall apply, unless specifically modified, waived, or otherwise 
specified in these conditions.  Timing for commencement for this special use permit is requested 
for modification as stated in these conditions. 

Site Development 
 
1. Land Area - The town center special use permit  (“SUP”) area shall consist of and be 

developed within +42.7 acres of land, generally as shown on “Village Center Special Use 
Permit Drawing 5:  Plat” prepared by Dewberry & Davis, LLC and dated October 14, 
2005. 

 
2. Companion Rezoning Proffers - The property shall also be developed in accordance with 

the approved proffered conditions of Rezoning #PLN2005-00357, Brentswood, applicable 
to this special use permit area. 

 
3. Plans - The property shall be developed in substantial conformance with the following 

plans and pursuant to the standards of the Zoning Ordinance and the Design and 
Construction Standards Manual, and as waived or modified as stated in Condition #41 of 
this special use permit. 

 
a. “Village Center Special Use Permit Drawing 1:  Schematic Land Use Plan”, 

prepared by Thompson Design Group and dated January 26, 2006; 
 

b. “Village Center Special Use Permit Drawing 2:  Streetscape, Landscape and 
Community Facilities Schematic Plan”, prepared by Thompson Design Group and 
dated January 26, 2006; 

 
c. “Village Center Special Use Permit Drawing 3:  Street Grid and Infrastructure”, 

prepared by Thompson Design Group and dated January 26, 2006; 
 

d. “Village Center Special Use Permit Drawing 4:  Schematic Phasing Plan”, 
prepared by Thompson Design Group and dated January 26, 2006. 
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4.  Implementation/Commencement of Use - After approval of the special use permit by the 

Board of County Supervisors, the Applicant shall have five (5) years to submit a site plan 
for development of the SUP Phase 1 roads, consisting of Main Street, North Main Street 
and Memorial Street, all within the Brentswood Village Center SUP area, and shall 
construct such road improvements (but shall not be required to be off bond) within two (2) 
years after approval of such site plan.  Completion of construction of such road 
improvements within such time frame shall be deemed to satisfy the Prince William 
County Zoning Ordinance requirement to occupy the site and commence the use for the 
town center SUP for all phases of Brentswood Village Center. 

 
5.  Design Guidelines and Development Code - The property shall be developed and used in 

substantial conformance with the Brentswood Village Center Design Guidelines and 
Development Code, prepared by Thompson Design Group, Inc., dated January 26, 2006 
(“Design Guidelines”).  These design guidelines may be modified by the Brenstwood 
Village Center Design Review Committee (“BDRC”) in accordance with the provisions 
set forth in said guidelines, however, substantive amendments and revisions to the design 
guidelines shall require the approval of the Prince William County Planning Director or 
designee of the Planning Director. 

 
Building and Use Parameters 
 
6. Development within the Town Center SUP Area shall be in accordance with the following 

parameters for each block as set forth in the Design Guidelines and Development Code 
and the following parameters: 

 
a. Dwellings - A maximum of 312 dwelling units shall be allowed within the town 

center SUP area. 
 
b. Commercial Non-Retail - A minimum of 288,000 gross square feet of commercial 

non-retail uses (as defined in the related proffer statement for Rezoning 
#PLN2005-00357), including hotel or civic building use (potential library), shall 
be provided at full buildout within the town center SUP area.   

 
c. Retail - A minimum of 125,000 gross square feet of retail shall be allowed within 

the town center SUP area.  The maximum retail square footage is dictated by the 
proffered conditions of Rezoning #PLN2005-00357. 

 
d. Temporary Commercial Activities - Temporary commercial activities shall be 

limited to private street areas, public road areas if appropriate permits are granted 
for street closures, and common areas located at Brentswood Landing and 
Memorial Square.  Notwithstanding the foregoing, occasional sidewalk sales or 
other temporary activities associated with retail uses may be held within sidewalk 
areas within the town center.  All temporary commercial activities shall be subject 
to the appropriate waiver and/or modification approval as part of this special use 
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permit, but will be required to obtain any required County permits applicable to 
such activity. 

 
7. Block Development and Phasing - The town center shall be developed in substantial 

conformance with the street grid and parameters contained in Special Use Permit Drawing 
#3, Street Grid and Infrastructure and the phasing schedule and parameters contained in 
Special Use Permit Drawing #4, Village Center Schematic Phasing Plan.  The following 
conditions apply to block development and phasing (streets, unless otherwise noted, are 
identified as shown in the Brentswood Village Center Traffic Impact Analysis and Parking 
Impact Assessment for Brentswood Village Center and the Brentswood Village Center 
Design Guidelines and Development Code): 
 
a. Mixed-Use Buildings - With the approval of the Planning Office at the site or 

subdivision plan stage, additional mixed-use buildings and blocks within the town 
center may be developed in addition to those provided for on Special Use Permit 
Drawing #1, Village Center Schematic Land Use Plan.  

 
b. Floor Area Ratio (FAR) and Density Tabulations - At the time of each 

site/subdivision plan submission to the County for each section or phase of the 
town center, a cumulative total of all land use activities in the town center (i.e. 
residential dwelling units, non-residential FAR and square footage, and density 
tabulations) shall be provided on the plans. 

 
c. Boundary Line Adjustment - The boundary line between two contiguous land 

bays/blocks located within the town center may be adjusted provided such 
adjustment does not increase the size of either land bay or block by more than ten 
percent (10%) of the area of the larger land bay/block.  Provided the adjustment 
would not add a use to a block not designated for such use prior to the adjustment, 
this adjustment limitation shall not apply if two (2) contiguous land bays or blocks 
that are owned by the same owner and a proposed building would be located 
within both of the land bays or blocks. 

 
d. Phases as shown on Special Use Permit Drawing #4, Village Center Schematic 

Phasing Plan, may be accelerated, combined and/or constructed in an order other 
than shown, provided transportation and infrastructure improvements needed to 
serve such phase are in place or under construction during the development of such 
phase.  The phasing below shall require site plan approval of, rather than 
construction or occupation of, the specified residential units and/or commercial 
non-retail or retail square footage. 

 
(i) Phase I - The first phase of development of the town center shall include a 

maximum of 187 dwelling units and a minimum of 85,000 square feet of 
retail, as well as construction of the associated streetscape, landscape and 
community facilities, generally as shown on Special Use Permit Drawing 
#2, Village Center Streetscape, Landscape, and Community Facilities 
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Schematic Plan, and the infrastructure, parking areas, and roads required 
for these buildings, generally as shown on Special Use Permit Drawing #3, 
Village Center Street Grid and Infrastructure, and/or Special Use Permit 
Drawing # 4, Village Center Schematic Phasing Plan. 

 
(ii) Phase II - The second phase of development of the town center shall 

include a maximum of 82 dwelling units, as well as construction of the 
associated streetscape, landscape and community facilities, generally as 
shown on Special Use Permit Drawing #2, Village Center Streetscape, 
Landscape, and Community Facilities Schematic Plan, and the 
infrastructure, parking areas and roads required for these buildings, 
generally as shown on Special Use Permit Drawing #3, Village Center 
Street Grid and Infrastructure, and/or Special Use Permit Drawing # 4, 
Village Center Schematic Phasing Plan. 

 
(iii) Phase III - The third phase of development of the town center shall include 

a maximum of 14 dwelling units, an approximately 25,000 square foot 
civic building, if built by Prince William County on the site proffered 
pursuant to Rezoning #PLN 2005-00357, a minimum of a 63,000 square 
foot hotel or other commercial non-retail use if not a hotel, and a minimum 
of 20,000 square feet of retail, as well as construction of the associated 
streetscape, landscape, and community facilities, generally as shown on 
Special Use Permit Drawing #2, Village Center Streetscape, Landscape, 
and Community Facilities Schematic Plan, and the infrastructure, parking 
areas and roads required for these buildings, generally as shown on Special 
Use Permit Drawing # 3, Village Center Street Grid and Infrastructure, 
and/or Special Use Permit Drawing # 4, Village Center Schematic Phasing 
Plan.  The hotel use and the civic building, if constructed, shall be deemed 
a commercial non-retail use.  The civic building may be constructed in an 
earlier phase by Prince William County, if requested by Prince William 
County and provided the transportation and infrastructure improvements 
needed to serve such civic building are in place or under construction 
during the County’s development of such civic building. 

 
(iv) Phase IV - The final phase of development of the town center shall include 

the maximum of the remaining dwelling units up to the total conditioned 
limit of 312 dwelling units, a minimum of 20,000 square feet of retail and a 
minimum of 200,000 square feet of commercial, non-retail use, as well as 
construction of the associated streetscape, landscape, and community 
facilities, generally as shown on Special Use Permit Drawing 2, Village 
Center Streetscape, Landscape, and Community Facilities Schematic Plan, 
and the infrastructure, parking areas and roads required for these buildings, 
generally as shown on Special Use Permit Drawing #3, Village Center 
Street Grid and Infrastructure, and/or Special Use Permit Drawing # 4, 
Village Center Schematic Phasing Plan. 
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Architecture, Streetscape and Aesthetics 
 
8. Guiding Architectural Principles - The overall guiding principles of the architecture shall 

be as stated in the Design Guidelines and Development Code, particularly with regard to 
building placement, orientation, building facades, and provisions for pedestrians. 

 
9. Building Façade Frontage - Each building façade facing or visible from the town center 

streets shall maintain a consistent setback or building line from the street as shown in the 
Design Guidelines and Development Code.  Bay windows, awnings, canopies, cornices, 
porches, roof overhangs, signs, recessed entryways or other secondary building elements 
may vary from this building line; however, the primary building face must remain 
consistent along each street edge, unless waived or modified by the Brentswood Village 
Center Design Review Committee for an unusual or unforeseen circumstance or to 
accommodate a special design feature. 

 
10. Signage - Signage design in the town center shall be governed as provided for in the 

Design Guidelines and Development Code.  Signs shall require sign permits in accordance 
with the Zoning Ordinance.  The signage standards contained in these Design Guidelines 
are mandatory minimum regulations which can only be modified or waived with the 
approval of the Brentswood Village Center Design Review Committee.  The waiver 
and/or modification shall only to be to extent necessary and such modifications shall be in 
keeping the Design Guidelines and Development Code.  For purposes of this condition, 
approval by the Design Review Committee shall be deemed evidence that such sign 
complies with the Design Guidelines and Development Code.  

 
11. Refuse Storage Areas - Refuse storage areas shall be located at the rears of buildings and 

shall be located within building service areas or within walled enclosures, and shall have 
gates that remain closed when refuse containers are not being accessed.  The enclosure 
material shall be of the same material used in the adjacent buildings or shall otherwise be 
architecturally compatible.  Compliance with this condition shall be demonstrated at the 
site or subdivision plan stage for the area containing such refuse storage area(s). 

 
12. Street Trees - Street trees shall be continuous along all streets within the town center, as 

shown in the drawings in the Brentswood Village Center Design Guidelines and 
Development Code.  This requirement may be adjusted to allow for utilities, sight 
distance, and pedestrian crossings.  A typical design for tree pits, consistent with 
Architectural Graphic Standards, 9th Edition, 1998 Cumulative Supplement or equivalent 
acceptable to the Department of Public Works, shall be provided with the applicable site 
or subdivision plan.  Adequate soil volumes and quality, drainage, surface protection and 
root channels must be provided based on the standard referenced above and be at least 
equal to the standards contained in the Design and Construction Standards Manual.  Any 
streetscape or landscape that may be proposed to be located within a public right-of-way 
shall be subject to Virginia Department of Transportation review and approval. 
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13. Utility Location - Utilities such as gas, electric, phone, cable, drainage structures, and 
easements for water and sewer lines shall be located so as to avoid conflict with and to 
provide adequate space for street tree planting. 

 
14. Graffiti Removal - The applicant agrees to remove any graffiti from the property.  Graffiti 

shall be deemed any inscription or marking on walls, buildings, or structures not permitted 
by the sign regulations in Section 32-250.20 et seq. of the Zoning Ordinance.  Any graffiti 
is to be reported to the Prince William County Police Department before removal.  Deed 
restrictions and covenants shall contain provisions that require removal of graffiti from 
any structures or buildings.  In the case of leased property, lease agreements shall contain 
graffiti removal clauses that stipulate immediate removal (with 72 hours) upon 
identification from buildings, trash dumpsters or other receptacles, walls, fences, storage 
sheds, utility boxes, etc.  Access to roofs of buildings shall be designed to prevent scaling 
of walls by keeping dumpsters away from walls and covering or enclosing drainpipes, 
among other measures. 

 
Transportation 
 
15. Traffic Impact Analysis - The development shall conform to and not exceed the land use 

density, vehicles per day volumes, and trip generation rates documented in the approved 
TIA dated January 23, 2006, and the lane widths and lane configurations documented in 
the Design Guidelines and Development Code.  The development shall meet the minimum 
performance requirements outlined in the TIA, compliance with which shall be 
demonstrated with each site or subdivision plan. 

 
16. Revised Traffic Impact Analysis - Prior to density or intensity in the town center 

exceeding the residential or nonresidential levels analyzed in the TIA, the Applicant shall 
submit to the Department of Public Works, Transportation Division, an acceptable 
amended TIA, unless the Department of Public Works determines that the revised TIA is 
not necessary.  This assessment shall reflect an adjustment in the residential and/or 
nonresidential development for purposes of confirming the adequacy of the town center 
road network. 

 
17. On-Street Parking - The control and enforcement of on-street parking on all private streets 

shall be the responsibility of applicable homeowners associations and/or business 
associations created by the Applicant; such control may include, but shall not be limited 
to, implementation of parking permits, stickers, meters, fines, any combination thereof or 
other techniques to be established by the associations(s). 

 
18. Temporary Parking - Any undeveloped land bay may be used for parking until developed, 

provided such parking area meets the applicable regulations of the Design and 
Construction Standards Manual.  No temporary surface parking lot shall be used on a lot 
for longer than seven (7) years from the date of its construction, but such use may be 
extended by the Planning Office. 
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19. Surface Parking - Off-street surface parking within the town center shall be as provided in 
the parking impact assessment or as shown on Special Use Permit Drawing #1, Village 
Center Schematic Land Use Plan.  Parking shall be allowed as a principal use on a 
subdivided lot(s).  Notwithstanding the foregoing, the Applicant, with the approval of the 
Planning Office may provide additional structured parking on areas illustrated for surface 
parking, provided that the minimum required parking per the parking impact assessment 
shall be maintained within the overall town center and/or areas adjoining or near the town 
center during construction of such structured parking. 

 
20. Minimum Required Off-Street Parking - The minimum off-street parking for the various 

land uses within the town center shall be provided in accordance with Exhibit 9 of the 
Parking Impact Assessment incorporated herein by reference.  The minimum parking 
spaces provided for commercial uses pursuant to the parking impact assessment will be 
available for shared use.  This shall not preclude designations of these spaces for specific 
uses at certain times during any twenty-four (24) hour period.  

 
21. Parking Utilization Study – Prior to the approval of the site plan for the cumulative 

commercial non-retail and retail uses in excess of 250,000 gross square feet and again 
prior to the approval of a site plan for cumulative commercial non-retail and retail uses in 
excess of 310,000 gross square feet targeted in the town center, the Applicant shall 
provide a comprehensive review of parking utilization, operations, and requirements 
within the town center, acceptable to the Department of Public Works.  Operational 
modifications, limited to striping, signage, and parking space use re-allocations warranted 
by this study and approved by the Department of Public Works shall, at the request of the 
County or VDOT in the case of parking on state-maintained roads, be undertaken by the 
Applicant.  

 
22. Revised Parking Impact Assessment-Differing Land Uses - If the land uses proposed in 

the town center differ from those analyzed in the parking impact assessment, the 
Applicant shall provide a revised analysis, acceptable to the Department of Public Works.  
Any operational modifications, such as striping, signage, and parking space use re-
allocations warranted by this study and approved by the Department of Public Works 
shall, at the request of the County or VDOT in the case of parking on state-maintained 
roads, be undertaken by the Applicant.  

 
23. Transportation Demand Management Program - The Applicant shall be subject to a 

Transportation Demand Management Program (“TDMP”) as provided for in the related 
Rezoning #PLN2005-00357, Brentswood, and as applicable to the Brentswood Village 
Center.   

 
24. Traffic Signal Warrant Analysis - A warrant analysis has been provided with the TIA for 

the town center.  This analysis indicates that signals at two (2) intersections will be needed 
after the issuance of an occupancy permit for thirty-five percent (35%) of the cumulative 
residential and nonresidential development targeted in the town center.  Upon approval of 
the traffic signal warrant analysis, a traffic signal shall be provided by the Applicant for 
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each of the two (2) intersections of Memorial Street and Brentswood Parkway and 
Lakeside Terrace and Brentswood Parkway upon written request by VDOT. 

 
25. Handicapped Parking - Handicapped parking spaces shall be provided per the ADA and 

Design and Construction Standards Manual requirements, including number and location 
of spaces.  Compliance with the condition shall be demonstrated with each site or 
subdivision plan. 

 
26. Emergency Vehicles - Emergency vehicles must be afforded appropriate access 

throughout the town center, to every parcel and every structure.  Compliance with this 
condition shall be demonstrated with each site or subdivision plan. 

 
27. Overnight On-Street Parking of Certain Vehicles - The covenants on the property shall 

prohibit the overnight on-street parking of service vehicles, recreational vehicles, boats, 
trailers, and heavy trucks within the town center.  This shall not preclude parking and 
storage of construction vehicles during development of the town center. 

 
28. Drainage Easement - If required by VDOT at final site plan, a perpetual 

maintenance/drainage easement shall be provided on public streets within the right-of-way 
line coinciding with the back of curb, provided such easement does not change the street 
grid, street widths, sidewalks, setbacks, or street tree planting zone. 

 
29. Public/Private Streets - All streets within the town center shall be private, except for 

Brentswood Parkway.  Public and private streets shall be designed in substantial 
accordance with the standards contained in the Brentswood Village Center Design 
Guidelines and Development Code and as allowed with waivers and/or modifications 
approved with this special use permit application or approved at or prior to the 
site/subdivision plan stage.  The Applicant shall bond the completion of construction of 
the private streets serving the non-residential portion of the town center in accordance 
with the applicable requirements of the DCSM. 

 
30. Private Street Maintenance - The Umbrella Association or one or more sub-associations 

for the town center, subject to VDOT approval, shall be responsible for the maintenance 
of all private streets within the town center, including street and sidewalk paving, curbs, 
landscaping, street furniture, street lights, signs, and snow removal. 

 
Environmental 

 
31. Best Management Practices (“BMP”) Master Plan - The Applicant shall provide a 

comprehensive BMP Master Plan, acceptable to the Department of Public Works, that 
addresses pollution and sediment removal, protection of wetlands and water quality on the 
Brentswood Village Center parcel.  This plan may include multiple layers of siltation 
controls and bioengineered controls for the property.  This plan shall be coordinated with 
the BMP plan for the other property which is the subject of REZ #PLN2005-00357 since 
the urbanized town center may need to utilize off-site BMP credits to show compliance 
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with existing regulations.  The BMP Master Plan must be provided prior to the first 
site/subdivision plan approval for the town center. 

 
32. Sediment and Erosion Control Measures - Super silt fence(s) and/or equivalent two-layer 

erosion and sediment control(s) shall be utilized during development of the town center 
for construction adjacent to the Piney Branch Resource Protection Area (RPA), which 
RPA is not included within the area of the Village Center SUP application. 

 
Potable Water and Sewer 

 
33. Water and Sewer Plans - The water and sewer facilities shall be installed generally in 

accordance with Special Use Permit Drawing #3, Brentswood Village Center Street Grid 
and Infrastructure Plan, or as modified with site/subdivision plan review. 

 
34. Utility Easements and Access - The Applicant will provide easements for water and sewer 

utilities in accordance with the Prince William County Service Authority Utility Standards 
Manual.  These easements shall not be overlain with electric, phone and television cables 
or gas pipelines, so as to enable the Service Authority to safely maintain and repair the 
water and sewer mains.  Adequate access to water and sewer mains in the right-of-way of 
streets shall be provided. 

 
Public Safety 
 
35. Contingency Plan - Prior to the appplicable site plan approval, a contingency plan shall be 

submitted to the Fire Marshal’s Office which specifically addresses the firefighting 
cleanup responsibilities for the town center in accordance with Section 32-700.51.7 of the 
Zoning Ordinance for uses located within the boundaries of such site plan that involve 
hazardous substances, such as drycleaning establishments (other than dropoff/pickup only 
establishments).  If such uses propose to locate within the town center after site plan 
approval, a contingency plan addressing the foregoing for such use shall be submitted at 
the time of application for building or occupancy permit, if such use at the proposed 
location has not been addressed in previously submitted contingency plan(s). 

 
Telecommunications 
 
36. Telecommunications - Telecommunication towers and/or monopoles shall not be 

permitted within the town center.  Subject to any federal limitations, antennas mounted on 
buildings may be allowed subject to approval by the Brentswood Village Center Design 
Review Committee and, if required by applicable code, to public facility review by the 
County. 

Miscellaneous 
 
37. Associations - There shall be no more than one (1) overall umbrella association plus 

individual association(s) for residential, commercial non-retail and/or retail 
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uses/buildings.  The Associations shall be subject to the conditions of this special use 
permit, the Brentswood Village Center Design Guidelines and Development Code, and the 
proffered conditions of Rezoning #PLN2005-00357.  Public uses, such as any library, 
shall not be required to belong to any association and shall not be required to contribute 
funds for the maintenance of private streets or common open space within the town center.  
However, public uses shall be subject to the Brentswood Village Center Design 
Guidelines and Development Code. 

 
38. Notification of Common Facilities and Responsibilities - Upon the sale of any parcel or 

lot within the town center, the Applicant shall prepare and provide to the purchaser at 
settlement individual property plats to clearly indicate communal ownership of on-street 
parking spaces and public access to all pedestrian and bike trails.  Promotional materials 
shall advise prospective owners of property within the town center of the Brentswood 
Village Center Design Guidelines and Development Code, the private ownership of town 
center private streets, the reduced road and parking requirements allowed because of the 
transportation demand management program and parking impact assessment, and the 
conditions of this special use permit. 

 
39. Conditions, Covenants, and Restrictions - Conditions, covenants, and restrictions shall be 

established and recorded in the Prince William County land records in accordance with 
Section 32-280.31 of the Zoning Ordinance, except as modified herein, including the 
provision that the town center shall not secede from Prince William County either by 
incorporating or through annexation to another town or city, and the town center shall 
affirmatively oppose any efforts to secede from Prince William County.  Subject to the 
approved special use permit conditions, the Applicant may amend the covenants, 
conditions, and restrictions. 

 
40. Clem Cemetery - The Applicant shall diligently pursue an agreement with the owners of 

the Clem Cemetery to have one of the town center associations take responsibility for the 
perpetual maintenance of the cemetery.  In the event an agreement is achieved with the 
owners, the appropriate association shall maintain the cemetery equal to the surrounding 
common areas in the town center.  If no agreement is reached or the owners of the Clem 
Cemetery cannot be found or determined, the appropriate association shall maintain the 
common area surrounding the cemetery in an attractive fashion.  Provision for 
maintenance shall be part of the site plan for the applicable section of the development 
surrounding the area of the cemetery. 

 
Waivers and Modifications 
 
41. Waivers and Modifications - The town center may be developed utilizing waivers and 

modifications of the standards set forth in the Zoning Ordinance, Design and Construction 
Standards Manual, and other applicable County regulations and ordinances as set forth 
below.  All waivers and modifications are subject to the accompanying justification text 
which shall be included on any site/subdivision plan submittals.  This condition shall not 
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preclude other waivers and/or modifications to be requested which may be allowed by the 
Zoning Ordinance and/or the Design and Construction Standards Manual. 

 
Requested Modification 
or Waiver 

Citation Applicant’s Justification 
for Request 

Staff Analysis & 
Recommendation 

    
1. Waiver of use 

regulations for parking 
of all uses to provide 
for parking location 
and geometries 
consistent with the 
Brentswood Village 
Center Design 
Guidelines and 
Development Code 
and the Traffic Impact 
Analysis and Parking 
Impact Assessment. 

ZO Sections 32-
250.10, 32-280.41, 
32-280.51 (2), (3), 32-
400.16, and 
32-400.22 

The town center concept is 
based upon multiple use of 
parking walk-to opportunities.  
Certain areas within the town 
center will have more parking 
than required.  This waiver 
would allow the parking to be 
located as shown – providing 
for parking that would 
encourage walking through 
more of the town center to 
reach specific attractions, 
enhancing the pedestrian 
activity and marketing ability 
of the town center businesses.  
Also, the Design Guidelines 
provide for parking which is 
deemed necessary for a 
successful project (see 
TIA/PIA and Conditions 17 
and 18). 

Acceptable 

2. Modification to allow 
parking as a principal 
use on a subdivided 
lot(s). This 
modification shall also 
allow temporary 
surface parking as 
provided in the 
Brentswood Village 
Center SUP 
Conditions. 

ZO Sections 32-
280.41, 32-280.51, 
and 32-250.10 

This would allow for the 
provision of parking structures 
to service multiple users and a 
separate subdivided lot 
thereby providing more 
efficient use of parking and 
resources to provide parking. 
This modification would allow 
efficient use of land and limit 
need to provide structured 
parking until development 
requires structured parking.  A 
condition limits the time such 
temporary surface parking 
may continue. 

Acceptable 
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3. Modification of 
DCSM requirement for 
roadway sections and 
standards. 

 
• Brentswood Parkway 

– to allow 130-foot 
right-of-way instead of 
126-foot right-of-way. 

• Memorial Lane One-
Way Street (Lakeside 
Terrace to N. Main 
Street) – to allow 
2,700 adt. instead of 
400 adt. and design 
speed of 15 mph 
instead of 10 mph. 

• Memorial Street One-
Way Street (Main 
Street to Brentswood 
Parkway) – to allow 
parking on one or both 
sides and allow 6,600 
adt. instead of 400 adt. 

• Main Street 
(Brentswood Parkway 
to intersection of Main 
Street and Memorial 
Street) - to allow 
parking on one or both 
sides and allow 6,600 
adt. instead of 400 adt. 

• Park Terrace Local 
Street – to allow 
parking on side instead 
of both, allow a 56-
foot wide right-of-way 
instead of 60 feet, 
allow an 8-foot wide 
parking lane instead of 
7 feet, allow and 11-
foot wide travel lane 
instead of 10 feet, and 
allow 2,500 adt. 
instead of 400 adt. 

• Lakeside Terrace 
Local Street - to allow 
parking on one side 
instead of both, allow 
a 56-foot wide right-
of-way instead of 60 
feet, allow an 8-foot 
wide parking lane 
instead of 

DSCM Sections 
601.01; 601.08; 
602.03; 602.06; 
602.08; 602.17, .18, 
.19, .20, .21, .22, .23; 
603.11; 610.01; 
650.00; 1100, 1102.03 
Street Design in 
General; 1150 Design 
Details.  

This would allow for the 
Brentswood Village Center 
Design Guidelines and 
Development Code to dictate 
specifics of the roadway and 
sidewalk/trail design 
consistent with the intent and 
desired flexibility of the town 
center and consistent with the 
TIA.  Private roads are to be 
designed and constructed to 
Design Guidelines standards. 
Memorial Lane is designed to 
act as a service alley, but will 
provide a north/south route 
through the town center, 
including by Memorial Square 
and near parking areas.  The 
design speed specified for 
alleys in DCSM Section 1100 
is 10 mph.  Given the volume 
involved on this route, a 
design speed of 15 mph is 
proposed in the Design 
Guidelines.  This would also 
accommodate the adt of 2700 
for Memorial Lane. The 
design for Memorial Lane (see 
Design Guidelines per 
Condition 2) provides a 20-
foot wide travel lane, which is 
sized and designed for the 
expected traffic.  The TIA 
shows the roads as designed 
will operate at an acceptable 
level of service.  Generally, 
these standards exceed the 
standards of proposed Section 
1100.  Section 1100 details do 
not appear to provide 
flexibility to exceed, e.g., 
certain widths and adts, and 
this modification would allow, 
e.g., the provision of wider 
sidewalks to provide for the 
vibrant pedestrian experience, 
as well as wider travel lanes 
and/or parking lanes to allow 
for the larger vehicles that are 
becoming more prevalent. 
 

Not acceptable - 
Public Works 
Transportation has 
stated that there is not 
enough engineering 
detail at this stage of 
the process for the 
County to grant 
waivers for streets at 
this time.  Waivers and 
modifications of street 
standards will need to 
be part of the site or 
subdivision plan 
review. 
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3. (continued) 
 Modification of 

DCSM requirement for 
roadway sections and 
standards 

 
7 feet, allow an 11 foot 
wide travel lane and  
instead of 10 feet, and 
allow 5,000 adt. 
instead of 400 adt.  

 Current draft Section 1100 
does not include the process 
for post-SUP waiver requests, 
therefore, waivers and/or 
modifications should be 
addressed at the SUP stage 
where possible.  In addition, 
Section 1102.C would require 
Section 600 standards to apply 
to roads carrying in excess of 
4,000 vpd.  Certain portions of 
Village Center roads – Main 
Street, Memorial Street, 
Lakeside Terrace and Hillside 
Terrace  – are expected to 
carry in excess of 4,000 vpd.  
This modification would also 
specifically allow: 
Brentswood Parkway to have 
a 130-foot wide right-of-way, 
instead of a 126-foot wide 
right-of-way; Memorial Lane 
(from Lakeside Terrace to 
North Main Street) to allow 
trips to exceed 400 adt for a 
one-way street (expected 
2,700 adt); Memorial Street 
(from Main Street to 
Brentswood Parkway) to 
allow trips to exceed 400 adt 
for a one-way street (expected 
almost 6600 adt) and to allow 
parking on one or both sides 
of the street; Main Street 
(from Brentswood Parkway to 
intersection of Main Street and 
Memorial Street) to allow trips 
to exceed 400 adt for a one-
way street (expected almost 
6,600 adt) and to allow 
parking on one or more sides 
of the street; Park Terrace to 
allow trips to exceed 400 adt 
for a local street (expected 
around 2500 adt), to allow 
parking on one side instead of 
both sides, to allow 8-foot 
wide parking lane instead of 
7-foot wide, to allow 11-foot 
wide travel lane instead of 10-
foot wide, and to allow a 56-
foot right-of-way instead of a 
60-foot right-of-way; and 
Lakeside Terrace to  
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3. (continued) 
Modification of 
DCSM requirement for 
roadway sections and 
standards. 

 allow trips to exceed 400 adt 
for a local street(expected  
around 5,000 adt), to allow 
parking on one side instead of 
both sides, to allow 8-foot 
wide parking lanes instead of 
7-foot wide, to allow 11-foot 
wide travel lane instead of 10-
foot wide, and to allow a 56-
foot right-of-way instead of a 
60-foot right-of-way.  This 
modification would allow the 
road standards of the 
Brentswood Village Center 
Design Guidelines and 
Development Code to control, 
which have been designed to 
accommodate the expected 
traffic.  The submitted TIA 
shows that the roads as 
designed (per Design 
Guidelines, see Conditions 5 
and 15) will operate at an 
acceptable level of service at 
full buildout.  More details as 
to the standards and how they 
differ from the DCSM are 
attached and made a part of 
this request. 

 

4.  Waiver to allow 
certain mixed 
residential and 
commercial land bays 
to contain less than 
50% residential net 
floor area and to 
provide the option to 
have ground level 
residential, to have 
retail and/or office 
uses with no 
residential uses within 
the same building. 

ZO Section 32-
280.41(3)  

Allows for some land bays 
(blocks) to be exclusively non-
residential as is often the case 
in town centers.  The 
Applicant has provided for 
mixed use buildings in certain 
areas.  This would provide for 
the mixed-use nature needed 
for the town center while 
allowing development to occur 
in areas less visible and 
important to the heart of the 
town center’s vibrancy 
without the Code’s restrictions 
and better allow the marketing 
of the town center as a whole. 

Acceptable 
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5. Modification to reduce 
the setback and yard 
requirements for 
multifamily residential 
and to allow heights 
other than permitted in 
residential multifamily 
mid- to high-rise 
buildings, 
nonresidential and/or 
mixed 
residential/commercial 
buildings as provided 
in the Brentswood 
Village Center Design 
Guidelines and 
Development Code. 

ZO Sections 32-
280.41 and 32-280.51  

Provides flexibility consistent 
with Brentswood Village 
Center Design Guidelines and 
Development Code and the 
“feel” of a town center.  As 
discussed, certain buildings 
may be exclusively residential 
and be required to meet Part 
306 standards, including 
deeper setbacks from the 
roadways.  These setbacks 
would be inconsistent with the 
more urban design intended 
for the town center, such as 
metal hampers between 
stories.  Certain heights 
exceed the blanket 100-foot 
limitation to allow for new 
building techniques, as well as 
to provide for mechanical 
equipment.  The maximum 
height proposed in the Design 
Guidelines is 105 feet. 

Acceptable 

6. Modification to have 
no minimum number 
of courtyards and 
plaza areas. 

ZO Section 32-
280.51(2) (d) 

Provides flexibility to arrange 
multifamily units in a more 
urban fashion and to combine 
and coordinate amenities such 
as courtyards and plaza areas.    

Acceptable 

7. Waiver of the 15-foot 
wide landscaped area 
around public use 
sites. As provided in 
the Brentswood 
Village Center Design 
Guidelines and 
Development Code, 
such public uses 
(utilities) are to be 
located to the rear or 
side of buildings or 
screened/enclosed. 

ZO Section 32-201.18 Provides flexibility to 
integrate public uses into 
development design rather 
than separate out such uses. 
The Brentswood Village 
Center Design Guidelines and 
Development Code provide 
for the protection of the 
viewscape intended by the 
Code requirement and 
establish requirements and 
standards which are tailored to 
the town center concept. 

Acceptable 



Attachment C – Proposed Conditions 
March 17, 2006 

 

SUP #PLN2005-00473, Brentswood Village Center 
Page C-16 

8. Waiver to allow 
mobile or modular 
offices for 
construction or sales 
offices to be located 
on site which do not 
have an approved site 
plan or building permit 
and to not comply. 

ZO Sections 32-
210.11 (1), (2), (6); 
32-210.12  (1), (2), 
(5), (6) 

The dense nature of the town 
center and the land bay 
configuration may require that 
such facilities be located 
nearby but not on the specific 
site which has a final site or 
subdivision plan where the 
construction is being done.  
This is typical of development 
in more urban areas.  This 
waiver would not obviate the 
need to provide access to such 
offices, and any applicable 
building permits would still 
need to be obtained.  The 
purpose of this would be to 
allow, e.g., for a sales office to 
be located on a nearby parcel 
within the town center and not 
necessarily on the parcel 
where the units for sale are 
being constructed. 

Acceptable 

9. Waiver of additional 
setback requirements 
for structures which 
exceed the height 
permitted in the 
district. 

ZO Section 32-
400.03.5 

The design for the town center 
is specifically to avoid 
suburban type setback and 
create a more urban design.  
These setback requirements 
make it more difficult for 
individual structures to relate 
to one another.  Although 
town center standards may 
allow in the Zoning Ordinance 
for reduced setbacks, it is not 
clear that Section 32-400.03.5 
would not still apply to require 
setbacks inconsistent with the 
design intended for the town 
center.  Therefore, this waiver 
is requested to avoid 
uncertainty that could affect 
layout. 

Acceptable 
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10. Request to modify or 
waive various 
restrictions and 
limitations on 
temporary commercial 
activities to allow for a 
vibrant town center as 
set forth in the 
justification. 

ZO Sections 32-
210.01.1, .2, .3 and .4; 
32-210.02.1(a), .2 
 

The waivers and modifications 
are intended to remove 
limitations on the number, 
duration, location and 
separation of the temporary 
commercial activities which 
are expected to help provide 
the atmosphere needed to 
achieve and maintain a vibrant 
town center, e.g., §32-
210.01.1 modification to allow 
roadside stands in excess of 30 
days; waiver of limitation on 
number of permits allowed per 
year and duration. Waiver of 
parking requirement as this 
would involve private streets, 
possibly closed within a town 
center.  Providing additional 
parking is not in keeping with 
town center concept.  Parking 
along the private streets is to 
be in the control of the 
developer and/or associations 
as applicable.  Waiver sought 
to not limit sponsorship so that 
clear associations and/or 
developer may be a sponsor.  
Waiver sought from on-
site/adjacent site parking as 
providing additional parking is 
not in keeping with town 
center concept.  Parking along 
the private streets is to be in 
the control of the developer 
and/or associations as 
applicable.   Waiver sought so 
the number of permits is not 
limited.  Waiver sought to not 
limit duration or require 
separation of activities.  
Waiver sought to not limit 
number of permits. 

Acceptable 



Attachment C – Proposed Conditions 
March 17, 2006 

 

SUP #PLN2005-00473, Brentswood Village Center 
Page C-18 

10. (continued)  
Request to modify or 
waive various 
restrictions and 
limitations on 
temporary commercial 
activities to allow for a 
vibrant town center as 
set forth in the 
justification. 
 

 Waiver sought on parking as 
provision of additional 
parking is not in keeping with 
town center concept.  Parking 
on private streets is to be 
within the control of the 
developer or association, as 
applicable.  Waiver sought to 
remove requirement of 
separation of events/activities.   
Waiver to allow more than 
one active temporary 
commercial activity permit to 
be on a lot at one time.  
Waiver to clarify that no 
setback will be required from 
private streets, even if 
providing public access.  
Waiver of limitation that no 
permit will issue until 21 days 
after expiration of temporary 
permit on adjacent lot. 
The town center concept 
provides an ideal location and 
environment to encourage 
outdoor temporary activities.  
Restrictions which hinder this 
ability to allow and encourage 
such activities are not 
appropriate. The Applicant 
would still be required to 
obtain permits and bonds from 
the County, including Zoning 
Administration approval of 
activities.  A condition has 
been added which limits 
temporary activities to 
Brentswood Landing, 
Memorial Square and private 
streets, as well as to public 
streets if appropriate permits 
are obtained.  In order to allow 
temporary sidewalk activities, 
the condition would allow 
occasional sidewalk area 
temporary activities relating to 
retail uses. This would set 
limitations so that there would 
not be the appearance of 
temporary activities being 
permanent activities by 
prevalence of location.   
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11. Modification of 
timeframe for 
implementing the 
special use permit for 
the town center as 
provided in final 
approved SUP 
conditions. 

ZO Section 32-
700.56(1) 

The complexity and scale of 
this project and the 
requirement for numerous 
infrastructure improvements 
with the implementation of the 
town center argue for a longer 
time being necessary to 
implement the Village Center.  
Because of the long time 
frame for the various phases, it 
is appropriate for the town 
center to be deemed to be 
implemented at a specific level 
of development within the 
specified time frame and then 
allow the remainder to 
develop as the market dictates 
without the potential for lapse 
relating to other development 
milestones.  A condition has 
been provided requiring the 
site plan for specified town 
center roads (Main Street, 
North Main Street and 
Memorial Street) to be 
submitted within five (5) years 
of the SUP approval and the 
specified road improvements 
to be constructed within two 
(2) years of the site plan 
approval for such road 
improvements.  The road 
construction dictates the form 
and formation of the ultimate 
town center, giving confidence 
of the ultimate look of the 
town center. 

The commitment for 
and the timing of the 
employment uses is an 
issue with the rezoning 
application. 
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12. Modification of 
requirement to 
delineate stormwater 
management areas on-
site and/or BMP 
facilities for the town 
center SUP. 

ZO Section 32-700.50  This information has not been 
determined because of the 
need for greater engineering 
detail and is dependent upon 
the proposed SUP 
configuration.  The 
information will be available 
at the time of site plan 
submission.  Although not 
specifically addressed as a 
requirement, the reference in 
32-700.50 to sketch plan 
requirements brings into 
question stormwater 
management.  It is anticipated 
that the lake will be a major 
component of SWM/BMP for 
the town center, but the 
ultimate design for 
SWM/BMP is a site plan issue 
to be addressed in more detail 
then.  A proposed condition 
provides the timing of the 
BMP plan. 

Acceptable 

13. Modification to allow 
CCRs to be amended 
in accordance with 
standard practice 
during developer 
control of project. 

ZO Section 32-
280.31.7(j) 

While the SUP conditions 
control the significant 
development parameters, the 
developer will need the ability 
to implement changes and the 
flexibility to amend the CCR 
to respond to particular 
situations during the 
development of the site.  This 
would still be subject to the 
approved conditions. 

Acceptable 

14. Modification of the 
requirement for only 
one association to 
allow more than one 
association. 

ZO Section 32-
280.31.7(a) 

It is standard practice for such 
a project to have more than 
one association, and the nature 
of residential as opposed to 
non-residential office and 
commercial uses argues for 
more than one association.  
The proposed conditions 
would provide for an umbrella 
association, in addition to the 
association(s) to represent the 
interests of residential, retail 
and/or office uses/buildings. 

Acceptable 
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15. Modification to 
eliminate the 
requirement to include 
items in the 
Brentswood Village 
Center Design 
Guidelines and 
Development Code 
which are not part of 
the submitted and 
approved guidelines. 

ZO Section 32-280.35, 
32-700.51 

The required elements of the 
design guidelines should be 
tailored to address each town 
center circumstance – 
including only those elements 
which are relevant to the 
proposal.  The Applicant does 
not want an issue raised that a 
technicality or detail may have 
not been included that is 
referenced in the Code when 
the Applicant has worked hard 
to accommodate concerns and 
ultimately come up with an 
acceptable set of design 
guidelines. 

Acceptable 

16. Modification to allow 
postponement of 
submission of 
contingency plan to 
address responsibilities 
for clean-up, 
containment and 
notification until time 
of site plan approval, 
based on the specific 
uses envisioned with 
such site plan’s 
boundaries. 

ZO Section 32-
700.51.7 

A general contingency plan is 
provided, but more specific 
plans may be required for 
actual uses.  At the time of site 
plan, the actual uses and 
responsible parties will be 
known and can be clearly 
identified.  Similarly the 
specific uses will determine 
the type of contingencies 
which need to be planned for 
and called out in the plan.  A 
condition addresses the 
requirement to submit such 
contingency plan, including 
for uses occurring after site 
plans have been approved. 

Acceptable 

17. Waiver of requirement 
to establish 
architectural standards 
beyond those approved 
in the Brentswood 
Village Center Design 
Guidelines and 
Development Code. 

ZO Section 32-
280.31.7(b) 

The architectural standards 
applicable to the town center 
are set forth in the Brentswood 
Village Center Design 
Guidelines and Development 
Code.  The architectural 
guidelines included in the 
adopted Design Guidelines 
will govern the architectural 
practices and issues associated 
with the town center.  
Reference to or creation of 
another set of architectural 
standards is confusing and 
raises questions as to 
who/what is the ultimate 
authority. 

Acceptable 
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18. Waiver of Planned 
Development District 
requirements in lieu of 
the specific provisions 
for Town Centers in 
the Zoning Ordinance 
and the Brentswood 
Village Center Design 
Guidelines and 
Development Code. 

ZO Sections 32-
280.01 through 
280.13, 32-700.22, 
700.23, 700.24, 
700.25; and Part 405 

This will serve to clarify that 
the Zoning Ordinance 
provisions for town centers 
and this SUP supersedes the 
general requirements for 
Planned Development 
Districts.  This application has 
been reviewed under the town 
center provisions of the 
Zoning Ordinance.  The 
Brentswood Village Center 
Design Guidelines and 
conditions of this SUP apply, 
as opposed to the more 
general Planned Development 
District regulations so long as 
the SUP is in effect. 

Acceptable 

19. Waiver of the 
requirement for 
landscaping strips 
along the right-of-way 
for non-residential 
uses. 

DCSM Section 802.41 The Brentswood Village 
Center Design Guidelines and 
Development Code provide 
for street plantings which 
would enhance the proposed 
non-residential areas, but 
would not be a continuous 
landscaping strip.  Street trees 
would be “continuous”, but 
these may be in tree wells as 
well as green planting strips, 
and this would allow for this 
design while providing for 
visibility as well as utility 
crossings, e.g., for street 
lights. 

Acceptable 
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20. Waiver requested for 2 
intersections of the 14 
intersections in the 
town center which do 
not meet the 110-
degree maximum 
angle requirement.  
Hillside Terrace/Main 
Street is 124 degrees, 
and Park Terrace/Main 
Street is 132 degrees. 

DCSM Section 
1102.04. C 

Street layout in the town 
center has been designed to 
respect the existing site 
topography, existing cemetery 
and view corridors.  All 
intersections in the town 
center will be designed per 
DCSM and applicable safety 
standards.  Section 1100 does 
not provide for post-SUP 
waivers and modifications, 
and the ultimate design of the 
town center is dependent on 
the road layout being able to 
be constructed.  Therefore, it 
is appropriate, as allowed by 
Section 32-280.34.1 of the 
Zoning Ordinance, to request 
such waiver now to avoid the 
potential conflict should the 
waiver not be granted at a later 
date, impacting the approved 
design/layout.  The SUP 
conditions require substantial 
conformance to the Plans (see 
Condition 3) and the Design 
Guidelines (see Condition 5), 
which set the road layout and 
design.  The revised TIA 
shows that with this layout, 
the roads work at an 
acceptable level of service at 
full buildout.  

Not acceptable - 
Public Works 
Transportation has 
stated that there is not 
enough engineering 
detail at this stage of 
the process for the 
County to grant 
waivers for streets at 
this time.  Waivers and 
modifications of street 
standards will need to 
be part of the site or 
subdivision plan 
review. 
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21. Waiver requested for 
the T-intersection at 
Memorial 
Lane/Memorial Street 
which does not meet 
the offset requirement 
from the intersection 
of Memorial 
Street/Brentswood 
Parkway which are 
separated by 178 feet 
rather than the 
prescribed 200 feet. 

DCSM Section 
1102.04. D 

These roads have been 
designed to maintain the 
existing approved alignment 
of Brentswood Parkway over 
the RPA and are additionally 
constrained by the existing 
cemetery and buffer in 
Memorial Square.  Memorial 
Street is a one-way street, and 
Memorial Lane is a free-
left/one way street off of it; as 
such, possible traffic conflict 
due to proximity is minimal.   
DCSM Section 1100 does not 
provide for post-SUP waivers 
and modifications, and the 
ultimate design of the town 
center is dependent on the 
road layout being able to be 
constructed.  Therefore, it is 
appropriate, as allowed by 
Section 32-280.34.1 of the 
Zoning Ordinance, to request 
such waiver now to avoid the 
potential conflict should the 
waiver not be granted at a later 
date, impacting the approved 
design/layout.  The SUP 
conditions require substantial 
conformance to the Plans (see 
Condition 3) and the Design 
Guidelines (see Condition 5), 
which set the road layout and 
design.  The revised TIA 
shows that with this layout, 
the roads work at an 
acceptable level of service at 
full buildout. 

Not acceptable - 
Public Works 
Transportation has 
stated that there is not 
enough engineering 
detail at this stage of 
the process for the 
County to grant 
waivers for streets at 
this time.  Waivers and 
modifications of street 
standards will need to 
be part of the site or 
subdivision plan 
review. 
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