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Background
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• On June 21, 2016, the Board of County Supervisors initiated a Zoning Text 
Amendment (ZTA) to allow flexibility in the mix of uses and development 
standards for mixed-use developments

• Planning staff applied for and was awarded a grant from the Metropolitan 
Washington Council of Governments (MWCOG) Transportation Land-Use 
Connection (TLC) Program and procured (Renaissance Planning Group) to 
assist with the development of a report

• February 1 & March 15, 2019: Held DORAC Work Sessions

• April 24, 2019: Held a public meeting

• May 15, 2019: Conducted a Planning Commission Work Session

• May 31, 2019: MUZD Recommendation Report completed by Renaissance 
Planning Group

• June 6, 2019: Submitted to DORAC/CDC via email 
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Overview of the MUZD Draft 
Language

The Draft MUZD consists of the following sections:
• Purpose & Intent
• Components of MUZD
• Three Densities
• Development Standards
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Purpose and Intent of MUZD

MIXED USE ZONING DISTRICT (MUZD)
Sec. 32-352.01. - Purpose and intent.

The Mixed Use Zoning District (MUZD) is a family of 
mixed-use zones intended to encourage a mix of 
residential and commercial development in a single 
structure or multiple, integrated and related structures. 
The MUZD is implemented in Small Area Plans adopted as 
a part of the Comprehensive Plan.
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MUZD Applied Countywide 

• Currently proposed being implemented in Small Area Plans

• This precludes applications outside of the SAP from applying 
for a MUZD

• If the County were to allow MUZD outside of the SAP, what 
LRLU and Zoning Districts could be considered.

• MTN, Mass Transit Node

• CEC, Community Employment Center

• RCC, Regional Commercial Center

• REC, Regional Employment Center

• If the County allows MUZD applications outside the SAP, 
it would require a higher level of review along with a 
CPA. 
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Components of MUZD

• Uses that Mix
• Pedestrian friendly form
• Density Incentives
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Three Densities
1. MUZD-Neighborhood (MUZD-N)

This mixed use zone is intended for smaller mixed use nodes surrounded by 
lower density residential areas, as well as on neighborhood corridors, and at 
the edges of neighborhood centers, town centers and regional centers.

2. MUZD-Town (MUZD-T)

This mixed use zone is intended for sites in a variety of centers and corridors, 
and in smaller mixed use areas that are well served by frequent transit.

3. MUZD-Urban (MUZD-U)

This mixed use zone is intended for high-capacity transit station areas and 
town centers. Development is intended to be pedestrian-oriented, and urban 
in both form and density. 
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Transect Zones & Intensity Measures

Source: Virginia Department of Rail and Public Transportation Multimodal System Design Guidelines
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Transects for Future Planned Land Uses 



6/21/2019 10

Transect Zones /Proposed Long Range Land 
Use (North Woodbridge)
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Land Use Description
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Form & Character of Land Use
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Mixed-Use Development Standards

1. Buffer Areas: DCSM Buffer areas shall be required on a case by case basis and not subject 
to DCSM buffer standards.

2. All Setbacks;

A. Building setbacks: Through lots shall be treated as if they have two frontages for  
setback purposes, but not for signage purposes

B. Parking Setbacks: Parking shall not be permitted within any front 
setback area or within the provided side setback area on a corner lot.

3. Compatibility of nonresidential and residential uses.

4. Floor Area Ratio & Building Heights:

5.  Open Space, landscaping, screening: 

6. Signage.

MUZD-N MUZD-T MUZD-U
Max Res. FAR 0.00 0.10 0.25

Max Comm. FAR 0.00 0.10 0.25
Max Overall FAR 0.00 0.10 0.25

Max Overall Far w/
Form Based Proffers

1.0 2.0 4.0

Max Building Height 35 feet 60 Feet 300 Feet
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FORM –BASED DESIGN PROFFERS

Design Incentivizing:

• Compact 
Development

• Walkability

• Connectivity

• Facade Permeability
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FORM –BASED DESIGN PROFFERS



REDUCING BARRIERS TO MIXED USE
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• Within an MUZD, all allowed 
land uses are defined as 
compatible, so that use-
separating buffers such as 
specified in the Design and 
Construction Standards 
Manual (DCSM) Table 8-1are 
not the appropriate standard  
of measurement. Each site’s 
needs will be evaluated on a 
case by case basis. 



HOW WOULD MUZD BE APPLIED?
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HOW WOULD MUZD BE APPLIED?
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How Would MUZD be Applied? (Scenario 1) 
Rezoning Initiated by Applicant
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(County Process)

Adopt Small Area Plan 
defining MUZD scale, 

boundary, FAR & height 
limits

(Applicant Process)

(Applicant provides Rezoning Application 
with proffers to address impacts and  

Form Based Proffers)

Finish remaining steps of the Land Use Development Process



How Would MUZD be Applied? (Scenario 2) 
FAR Incentive
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(County Process)

Step 1
Adopt Small Area Plan 
defining MUZD scale, 

boundary, FAR & height 
limits

(Applicant Process)

Finish remaining steps of the Land Use Development Process

Step 2
Enact ZMA codify SAP MUZD
Rezoning Initiated by County. 

Bonus FAR
Large Intense  

Application or does not 
meet all the ZMA & SAP 

MUZD requirements

Minimum Far
Application  

complies with ZMA 
& SAP MUZD 
requirements

By–right method 
No Rezoning

No Mitigating 
Proffers

Applicant provides 
Generalized 

Development Plan with 
proffers to address 
impacts and Form 

Based Proffers

MUZD-N MUZD-T MUZD-U

Max 
Residential 
FAR.

0.00 0.10 0.25

Max 
Commercia
l FAR

0.00 0.10 0.25

Max 
Overall
FAR

0.00 0.10 0.25

Max overall 
FAR w/ 
Form 
Based 
Proffers

1.0 2.0 4.0



How Would MUZD be Applied? (Scenario 3) 
Development Standards Incentive
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(County Process)

Step1
Adopt Small Area Plan 
defining MUZD scale, 

boundary, FAR & height 
limits

(Applicant Process)

Finish remaining steps of the Land Use Development Process

Step 2
Enact ZMA codify SAP MUZD

Large Intense  
Application or  does 
not meet all the SAP 
MUZD requirements

Application  
complies with SAP 

MUZD 
requirements

By–right method 

Applicant provides 
Generalized 

Development Plan 
with Form Based 

Proffers 

Step 3
Establish CDA to pay for 

infrastructure and facilities.

MUZD-N MUZD-T MUZD-U

Max 
Residential 
FAR.

0.00 0.10 0.25

Max 
Commercial 
FAR

0.00 0.10 0.25

Max Overall
FAR

0.00 0.10 0.25

Max overall 
FAR w/ 
Form Based 
Proffers

1.0 2.0 4.0



How Would MUZD be Applied? (Scenario 4) 
Range Incentive Driven
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(County Process)

Step 1
Adopt Small Area Plan 
defining MUZD scale, 

boundary, FAR & height 
limits

(Applicant Process)

Finish remaining steps of the Land Use Development Process

Step 2
Enact ZMA codify SAP MUZD
Rezoning Initiated by County. By–right method 

Application complies with  
SAP MUZD requirements 

within preferred ideal 
range for FAR, height and 

form

Above or Below 
incentive ideal range or 
does not meet all the 

SAP MUZD 
requirements

Step 3
Establish CDA to pay for 

infrastructure and facilities.

Applicant provides 
Generalized 

Development Plan with 
Form Based Proffers 
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Comparison Matrix of MUZD 
Application Process

Scenario 1 Scenario 2 Scenario 3 Scenario 4
Infrastructure 

Timing
Piecemeal Piecemeal Consistent Consistent

Ensure 
Infrastructure 

Funding

Low Low High High

Avoids Non-
Conforming Use

High High Low Low

Appearance of Down 
Zoning

Low High High Medium

Process Time High High Medium Low

Achieves Mixed Use 
Goals

Low Low Medium High

Attains County’s 
Smart Growth 

Principles

Low Low Medium High
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