
MOTION: LAWSON 

SECOND: NOHE 

January 19, 2016 
Regular Meeting 
Res. No. 16-51 

RE: INITIATE A COMPREHENSIVE PLAN AMENDMENT TO THE 
INNOV ATJON SECTOR PLAN AND A ZONING TEXT AMENDMENT 
TO THE TECHNOLOGY OVERLAY DJSTRICT - BRENTSVILLE 
MAGISTERIAL DISTRICT 

ACTION; APPROVED 

WHEREAS, under Section 15.2-2229 of the Code of Virginia, the Board of 
County Supervjsors may amend the Comprehensive Plan; and 

WHEREAS, under Section 15.2-2285 of the Code ofVirginia1 Ann., the Board 
of County Supervisors may amend the Zoning Orrunance whenever it determines that public 
necessity, health, safety, convenience, general welfare and good zoning practice necessitate 
such change; and 

WHEREAS, a request for a text amendment to the Comprehensive Plan and 
Zoning Ordinance was received by the County to redefine the Employment Center 
R&D/Manufacturing (EM) subdistrict, which covers ± 151.5 acres at the northeast intersection 
of Prince William County Parkway and Nokes ville Road to allow a mix of uses consistent with 
the goals of the Innovation Sector Plan and the Technology Overlay District; and 

WHEREAS, in accordance with Land Use Action Strategy LU 16.2 of the 
Long-Range Land Use Plan a Comprehensive Plan Amendment for a cornmerceal development 
with a commitment of a concurrent rezoning may be submitted outside of the annual review 
process; and 

WHEREAS, the proposed comprehensive plan amendment furthers the 
Comprehensive Plan goal of providing a pattern of land use Countywide that encourages 
fiscally-sound development and achieves a high-quality living environment; and 

WHEREAS, the Board finds that the proposed comprehensive plan amendment 
glides and accomplishes a coordinated, adjusted and harmonious development of the County 
which will, in aacordance with present and probable future needs and tesources, best promote 
the health, safety, morals, order, convenience, prosperity and general welfare of the inhabitants, 
including the elderly and persons with disabilities; and 

WHEREAS, the Board finds that public necessity, convenience, general welfare 
and good zoning practices require initiation of this Zoning Text Amendment; 
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NOW, THEREFORE, BE IT RESOLVED that the Prince William Board of 
County Supervisors does hereby initiate a comprehensive plan amendment to the Innovation 
Sector Plan and a zoning text amendment to the Technology Overlay District County Code 
Section 32 506.01 et seq., to redefine the Employment Center R&D/Manufacturing (EM) 
subdistrict to allow a mix of uses that supp01ts the goals of the Innovation Sector Plan and the 
Technology Overlay District; 

BE IT FURTHER RESOLVED that these proposed amendments are referred to 
the Planning Commission for a public hearing and its recommendations. 

Votes: 
Ayes: Anderson, Caddigan, Candland, Jenkins, Lawson, Nohe, Principi, Stewart 
Nays: None 
Absent from Vote: None 
Absent from Meeting: None 

For Information; 
Planning Director 
County Attorney 



Melissa S. Peacor 
County Executive 

TO: 

COUNTY OF PRINCE WILLIAM 
OFFICE OF EXECUTIVE MANAGEMENT 
I County Complex Court, Prince William, Virginia 22192-9201 
(703) 792-6600 Metro 63 1-1703 FAX: (703) 792-7484 

December 31, 2015 

Board of County Supervisors 

BOARD OF COUNTY SUPERVISORS 
Corey A. Stewart, Chairman 
Maureen S. Caddigan, Vice Chairman 
Pete Candland 
John D. Jenkins 
Jeanine M. Lawson 
Michael C. May 
Martin E. Nohe 
frank J. Principi 

FROM: Christopher M. Price, AICP[)~ 
Director of Planning ~ ' 

THRU: Melissa S. Peacor 
County Executive 

RE: Initiate a Comprehensive Plan Amendment to the Innovation Sector Plan 
and a Zoning Text Amendment to the Technology Overlay District
Brentsville Magisterial District 

1. Background is as follows: 

A. Amendment of the Comprehensive Plan - Under§ 15.2-2229 of the 
Virginia Code, Ann., the Board of County Supervisors may consider 
amendments to the Comprehensive Plan. 

B. Amendment of the Zoning Ordinance - Under § 15 .2-2285 of the Code of 
Virginia, Ann., the Board of County Supervisors may amend the Zoning 
Ordinance whenever it determines that public necessity, health, safety, 
convenience, general welfare and good zoning practice necessitate such 
change. 

C. Purpose of the Innovation Sector Plan - The Innovation Sector Plan is 
intended to serve as a tool to bring the Innovation area to the next level of 
success as a business destination and economic engine. 

D. Purpose of the Technology Overlay District - The Technology Overlay 
District (TeOD) will primarily promote those nonresidential uses that 
support and enhance the activities of the major public institution and that 
respond to the County's targeted industries program. In addition~ the 
district will provide for residential dwelling units for people primarily 
associated with the targeted industries and George Mason University. The 
district will also provide for compatible nonresidential service uses needed 
to support the overall public-private research environment. 
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E. Requests - Buchanan Partners requests a text amendment to the 
Innovation Sector Plan and the Technology Overlay District to redefine 
the Employment Center R&D/Manufacturing (EM) subdistrict which 
covers ±151.5 acres at the northeast intersection of Prince William County 
Parkway and Nokesville Road to allow a mix of uses consistent with the 
goals of the Innovation Sector Plan and the Technology Overlay District 
(See Attachment A - Applicant Request). 

F. Companion Rezoning - There will be a concurrent rezoning filed that 
would implement the proposed changes to the EM subdistrict. 

U. Current Situation is as follows: 

A. Planning Office Recommendation - The Planning Office recommends 
initiation of the proposed amendments. 

B. Board of County Supervisors Initiation - The Board of County 
Supervisors will consider this request at its January 19, 2016 meeting. 

C. Board Action Requested- The Board is requested to initiate a 
comprehensive plan amendtnent to update the Innovation Sector Plan and 
a zoning text amendment to revise the Technology Overlay District, 
County Code Sec. 32-506.01 et seq. 

m. Issues in order of importance are: 

A. Policy - What is the Board policy and Comprehensive Plan implications 
for this comprehensive plan amendment and zoning text amendment? 

B. Legal - What legal requirements should guide decisions to initiate or not 
initiate the proposed comprehensive plan amendment? 

C. Fiscal Impact - Are there budget or financial impacts? 

D. Timing - What is the time frame for the Board's action? 

IV. Alternatives in order of feasibility are: 

A. Initiate a comprehensive plan amendment to update the innovation Sector 
Plan and a zoning text amendment to revise the Technology Overlay 
District. 

1. Policy - Initiation of the two amendments will allow a re
evaluation of the role of the Employment Center 



Initiate a CPA/ZTA to Update the Innovation Plan and TeOD 
December 31, 2015 
Page3 

R&D/Manufacturing {EM) subdistrict in Innovation, promote 
investment and provide a mix of uses. 

2. Legal - The Board of County Supervisors can initiate amendments 
for the County Comprehensive Plan and the Zoning Ordinance. 
Legal issues will be addressed by the County Attorney's Office. 

3. Fi.seal Impact - There is no direct fiscal impact due to initiation of 
this comprehensive plan amendment, but staff time and resources 
will be necessary for research analysis and to conduct public 
hearings for the Planning Commission and the Board of County 
Supervisors. 

4. Timing - There is no requirement for the Board to take action 
within a certain amount of time for this request. 

B. Take No Action. 

1. Policy - The proposed amendments to the Comprehensive Plan 
and Zoning Ordinance would not be considered. 

2. Legal - Legal issues will be addressed by the County Attorney's 
Office. 

3. Fiscal lrnpact - No fiscal impacts are identified if the Board of 
County Supervisors takes no action on the request. 

4. Timing - There is no requirement to take action within a certain 
amount of time for this request. 

V. Recommendation is that the Board of County Supervisors concurs with 
Alternative A and approves the attached Resolution. 

Staff: David McGettigan, 703-792-7189 

Attachment: Applicant's Request 
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~)PARTNf]~S 

November 23, 2015 

Christopher Price, Director of Planning 
Prince WHJiam County Planning Office 
5 County Complex Couit 
Prince William, VA 22192 

Attachment A- Applicant's Request 

'f ' I I I 

.. 1- : '1 l.1 

Re: Innovation Comprehensive Plan Text Amendment InitiatioL1 Request 

Dear Mr. Price: 

We would like to pursue more current development concepts tbr the the quadrant of land 
located at the northeast intersection of the Route 234 By-Pass and Route 28/Godwin Drive at 
Innovation. As you aware, it is generally accepted and evident that the traditional suburban 
office park model is 110 longer viable. The future of commercial development in the suburbs is 
now focused on the need to diversify office parks to prnvide a mix of uses and create activity 
centers where people want to live, work and play. We think that the subject area in Innovation is 
ripe for this type of change, and that in today's world this change is fully aligned with the overall 
intent and goals of the Innovation Sector Plan and TBOD to promote and enhance the successful 
development of both Innovation Park and the George Mason Science and Technology Campus. 
Consequently, we request that a Comprehensive Plan Text Amendment be initiated for the EM 
Subdistrict of the Innovation Sector Plan. 

The subject area is currently designated Regional Employment Center (REC) on the Long 
Range Land Use Plan with an Employment Center R&D/Manufacturing (EM) subdistrict 
designation in the Innovation Sector Plan (Exhibit "A''). This subdistrict designation 
contemplates exclusively nom·esidential uses. The REC designation contemplates a mixed use 
concept but the EM subdistrict designation precludes adequate residential and commercial 
components, key components of a viable mixed use community. Tbe subject area is the only 
area within Itmovation that is designated EM and, therefore, it would appear appropriate to 
examine the potential to redefine the EM subdistrict designation to facilitate a more flexible 
mixed use designation intended to create the type of environment that will better suppo11 both the 
employment and educational uses that are central to Iimovation. Enclosed with this 
correspondence is a draft of our proposed revision of the EM subdistrict designation (Exbjbit 
"B"). 
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Attachment A-Applicant's Request 

It is our intent thnt this request be considered by tl1e Board of County Supervisors for an out of 
turn initiation in Light of it being a mixed use request. A change to the applicable and associated 
parameters of the TeOD regulations would also need to be initiated, together with any other 
applicable sections of the Sector Platt consistent with the requested change. We commit that if 
the Comprehensive Plan Amendment and Zoning Text. Amendment are initiated, we would file a 
rezoning application to be ptocessed cottourrently with the Text Amendment 110 that the details of 
the proposed development would be fully presented arid committed as a part o f the review 
process. 

P lease let me know if you lmve any questions. 

Sincerely, 

Buchanan Partners LLC 

~~ 
~IS.Gest! 

Enclosures: As stated 

cc: Susan Roltsch (w/encl) 
Jeanine Lawson (w/enol) 
Michael Lubeley 
Robert Buchanan 

341 Wushhli;toninn l! oulevn1•d , Suite :\Uh • <lnither~b111·r,. MArylunJ 20878 · P: 30 1.417 .0~IO · F: 301Af7.1 594• ••ww buchafHl<lJ><l1lne1s." 
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J111are 2 - Laad Use Plan 

Attachment A -Applicant's Request 

...,,. 2 - L..cl u .. Pllft 

Exhibit "A,. 
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This map and usoclated components cannot be lnterprctcd separately ftom the Comprehensive 
Plan Text. 

a 
iNNOVATION-14 

a a 
JANUARY 10, 2012 
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Attachment A -Applicant's Request 

Exhibit B 

Innovation Comprehensive I Sector Plan 

Existing 

Comprehensive Plan - REC 

Sector Plan - EM - Employment Center R&O / Manufacturing: 

• Preferred Land Use Character: Suburban feel, mid/low-rise bulldlngs, structured and surface 
parking, and suburban open space 

• Preferred Uses: Industrially-oriented R&O, manufacturing, light manufacturing, office-oriented 

R&D, office 

• Preferred Density Range: 0.30 FAR mlnlmvm to 0.50 FAR ma><lmum (based on land bay areas 

shown in Figure 2- Land Use Plan). 

• Preferred Building Height Range: 30 - 90 feet. 

• Land Use and Zoning Compatibility- PMD, PBD, and M-2 

Proposed 

Comprehensive Plan - REC 

Sector Plan - EM - Employment and Education Support Mi><ed Use 

• Preferred Land Use Character: Mid/low-rise buildings in a suburban mixed-use development 
with office, employment uses consistent with the Intent of the education, science and 

technology park goals; lodging, multifamily residential, retail and secondary use amenities to 

support the growing George Mason campus and the growing workforce at Innovation Park; 
structured and surface parking; pedestrian network with connectivity to GMU facilities, Integral 

useable open spaces and existing natural open spaces. 

• Preferred Uses: Mid/Low rise office, fie>< office and lodging. Retail and service amenities and 

multi-family /mid-rise residential units may be permitted as part of a mi><ed use development, 
and In support of the overall goals of the Innovation Sector Plan and the Technology Overlay 

District. 

• Preferred Density Range: 0.30 FAR minimum to 0.80 FAR ma><lmum (based on land bay areas 
shown in Figure 2 - Land Use Plan). 

• Preferred Building Height Range: 30 - 90 feet. 

• Land Use and Zoning Compatibility- PMD, PBO 

Initiate a CPAJZTA to Update the Innovation Plan and TeOD 
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Initiate CPA & ZTA for Innovation 
and TeOD EM Subdistrict 

Brentsville Magisterial District 

David McGettigan, Long Range Planning Manager 

Planning Office 

Innovation EM Subdistrict 

• Proposal: 

Text amendment to the Innovation 
Sector Plan and the Technology 
Overlay District to redefine the 
Employment Center 
R&D/Manufacturlng (EM) 
subdistrict to allow a mix of uses 
consistent with the goals of the 
Innovation Sector Plan and the 
Technology Overlay District 

• Location: 

±151.5 acres at the northeast 
Intersection of Prince William 
County Parkway and Nokesvllle 
Road - .. -. . ~ 

~ .: 

January 19, 2016 Brentsvllle Magisteoat Oistrict Jll 

1 



Innovation EM Subdistrict 

• Sector Plan - EM - Employment 
Center R&D I Manufacturing 
+ Preferred lend Use Cheracter: Suburban 

(eel, mld/low·rise bulldlnp, structured 
and surface parking. and suburban open 
space 

+ Preferred Uses: lndustrially·Ofiented R&O, 
manufacturing. llgtit manufacturing, 
offlce·orlented R&O, office 

+ Preferred Density Range: 0.30 FAR 
minimum to O.SO FAA 

+ Preferred Bulldlnc Height Range: 30 - 90 
feet. 

+ land Use end Zoning Compatlblllty - PMD, 
PBO,andM·Z 

JallUiry l9. 2016 

• Sector Plan - EM - Employment and 
Education Support Mixed Use 
+ Prefem!d Land Use Character. Mid/low

tiff bulldlncs In a suburban mbced-use 
development with offiu, employment 
uses consistent with the Intent of the 
education, science and technology park 
aoals; lodcfn& multlfamlly residential, 
retal and secondary use amenities; 
structured ind surface parting. 

+ Pntlet"red Uses: M id/Low rise office, lie• 
office end lodging. Retell and service 
1menltles and multl·famlly /mid-rise 
resldentlal units may be permitted as part 
of 1 mixed use development. 

+ Pr1tle11ed Detlslty 1t1nge: 0.30 FAR 
minimum to 0.80 FAR maximum 

+ Preferred Bulldlfll Hetcht Renee: 30 - 90 
feeL 

+ Lind Ute 1nd Zonln1 Compatlbllty • PMD, 
PBD 

I Innovation EM Subdistrict 

Recommendation: 

Initiate a comprehensive plan amendment to the 
Innovation Sector Plan and a zoning text amendment 
to the Technology Overlay District to redefine the 
Employment Center R&D/ Manufacturing (EM) 
subdistrict to allow a mix of uses that supports the 
goals of the Innovation Sector Plan and the Technology 
Overlay District 

January 19, 2016 Brentwille Macisteflal Phtmt 

2 
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MOTION: January 19, 2016 

Regular Meeting 
SECOND: Res. No. 16· 

RE: INITIATE A COMPREHENSIVE PLAN AMENDMENT TO THE 
INNOVATION SECTOR PLAN AND A ZONING TEXT AMENDMENT 
TO THE TECHNOLOGY OVERLA \' DISTRICT - BRENTSVILLE 
MAGISTERIAL DISTRICT 

ACTION: 

WHEREAS, under Section 15.2-2229 of the Code of Virginia, the Board of 
County Supervisors may amend the Comprehensive Plan; and 

WHEREAS, under Section 15.2-2285 of the Code of Virginia, Ann.> the Board 
of County Supervisors may amend the Zoning Ordinance whenever it determines that public 
necessity, health, safety, convenience, general welfare and good zoning practice necessitate 
such change; and 

WHEREAS, a request for a text amendment to the Comprehensive Plan and 
Zoning Ordinance was received by the County to redefine the Employment Center 
R&D/Manufacturing (EM) subdistrict, which covers± 151.5 acres at the northeast intersection 
of Prince William County Parkway and NokesviJie Road to allow a mix of uses consistent with 
the goals of the Innovation Sector Plan and the Technology Overlay District; and 

WHEREAS, in accordance with Land Use Action Strategy LU 16.2 of the 
Long-Range Land Use Plan a Comprehensive Plan Amendment for a commercial development 
with a commitment of a concurrent rezoning may be submitted outside of the annual review 
process; and 

WHEREAS, the proposed comprehensive plan amendment furthers the 
Comprehensive Plan goal of providing a pattern of land use Countywide that encourages 
fiscally-sound development and achieves a high-quality living environment; and 

WHEREAS, the Board finds that the proposed comprehensive plan amendment 
guides and accomplishes a coordinated, adjusted and harmonious development oft)le County 
which will, in accordance with present and probable future needs and resources, best promote 
the health, safety, morals, order, convenience, prosperity and general welfare of the inhabitants, 
including the elderly and persons with disabilities; and 

WHEREAS, the Board finds that public necessity, convenience, general welfare 
and good zoning practices require initiation of this Zoning Text Amendment; 
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NOW, THEREFORE, BE IT RESOLVED that the Prince William Board of 
County Supervisors does hereby initiate a comprehensive plan amendment to the Innovation 
Sector Plan and a zoning text amendment to the Technology Overlay District County Code 
Section 32 506.0 l et seq., to redefine the Employment Center R&D/Manufacturing (EM) 
subdistrict to allow a mix of uses that supports the goals of the Innovation Sector Plan and the 
Technology Overlay District; 

BE IT FURTHER RESOLVED that these proposed amendments are referred to 
the Planning Commission for a public bearing and its recommendations. 

Votes: 
Ayes: 
Nays: 
Absent from Vote: 
Absent from Meeting: 

for Information: 
Planning Director 
County Attorney 

Clerk to the Board 
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