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I. Background is as follows: 
 

A. Request: This is a request to rezone ±152.7 acres from A-1, Agricultural, to PBD, 
Planned Business District, to allow a mix of commercial uses, and a modification to 
allow for by-right data centers, an electric substation, and other uses in the PBD 
district. The application also includes waivers and modifications.  
 

Uses/Features Existing Proposed  

Zoning A-1, Agricultural PBD, Planned Business District 

Use(s) Vacant Uses allowed in the B-1, General Business; O(H), 
Office High-Rise; O(M), Office Mid-Rise; O(L), Office 

Low-Rise; O/F, Office/Flex, and M-2, Light-Industrial, 
districts, as proffered. 

 
A minimum of sixty-five percent (65%) of the gross 

square footage of all buildings located on the 
property will be for employment uses 

 Required / Allowed in 
PBD Zoning District; 

Provided / Proposed with 
PBD Zoning District; 

REZ area Minimum 15 acres ±152.7 acres  

Open Space 20% minimum  20% minimum 

Floor Area 
Ratio (FAR) 

Varies, up to 1.25 Varies, up to 0.8  

Maximum 
Height 

Varies, up to 100 feet Varies, but restricted by land bay to protect 
viewsheds from Manassas National Battlefield Park. 

May not exceed Zoning Ordinance maximums. 

 
B. Site Location: The site is located on the south side of Lee Hwy (Route 29) between its 

intersections with Heathcote Blvd/ I-66 Exit 43B off ramp and Pageland Ln, and is on 
the north side of I-66. The site is identified on County maps as GPINs 7497-67-8141 
and 7497-26-9609 (portion), and is located within the Gainesville Magisterial District. 
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C. Comprehensive Plan:  The site is designated REC, Regional Employment Center, in 
the Comprehensive Plan. A portion of the site located west of University Boulevard is 
also within the 1-66/Route 29 Sector Plan. 

 
D. Zoning:  The site is zoned A-1, Agricultural; and is located within the Airport Safety 

Overlay District, and the Route 29 Highway Corridor Overlay District, which was 
approved prior to February 20, 1996. 

 
E. Surrounding Land Uses:  To north of Route 29 is Conway Robinson State Forest and 

agriculturally-zoned land. To the east is the Manassas National Battlefield Park 
property. To the immediate west of the property is land owned by the Virginia 
Department of Transportation (VDOT) that is planned as a commuter parking lot. To 
the south is Interstate I-66 with industrial uses beyond.  

 
F. Background and Context: The Gainesville Crossing rezoning application was initially 

submitted in November 2017. At that time, the Applicant requested to rezone 
±190.56 acres from A-1, Agricultural, and M-2, Light Industrial, to PMD, Planned 
Mixed Use District, to allow a mixed-use development consisting of 1,150 dwelling 
units (townhouses and multifamily), and approximately 796,000 square feet of 
nonresidential uses (office, office flex, assisted living, and retail). The application 
included land area on the north and south sides of I-66. 
 
On August 26, 2019, the Applicant submitted the subject amended request to rezone 
a reduced ±152.7-acre site from A-1, Agricultural, to PBD, Planned Business District, 
to allow a mix of commercial uses and allow data centers as a by-right use. No 
residential development is currently proposed. 

 
II. Current Situation is as follows: 
 

A. Planning Office Recommendation:  Staff recommends approval of Rezoning 
#REZ2018-00008, Gainesville Crossing, subject to the proffers dated November 8, 
2019, for the following reasons: 

 
• The proposed PBD, Planned Business District, zoning implements the REC, 

Regional Employment Center, designation.  
 

• The rezoning proposal, as proffered, enables the delivery of a large-scale data 
center campus, which is a targeted industry use. 

 
• The proposal directly implements key elements of the Strategic Plan, while 

increasing the commercial tax base and at-place employment. 
 

B. Planning Commission Public Hearing:  A public hearing before the Planning 
Commission has been advertised for November 20, 2019. 
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III. Issues in order of importance are as follows: 
 

A. Comprehensive Plan 
 

1. Long-Range Land Use:  Is the proposed use consistent with those uses 
intended by the REC use designation? 

 
2. Level of Service (LOS):  How does the proposal address the mitigation of 

impacts to existing levels of service?   
 

B. Strategic Plan 
 

1. Robust Economy: How does the proposal help to foster a diverse local 
economy that creates a culture of innovation and achieves more quality jobs, 
economic opportunities, and an expanded commercial tax base? 

 

C. Community Input:  Have members of the community raised any issues? 
 

D. Other Jurisdictional Comments:  Have other jurisdictions raised any issues? 
 

E. Legal Uses of the Property:  What uses are allowed on the property?  How are legal 
issues resulting from the Planning Commission action addressed?  

 
F. Timing:  When must the Planning Commission take action on this application? 

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

A. Recommend approval of Rezoning #REZ2018-00008, Gainesville Crossing, subject to 
the proffers dated November 8, 2019. 

 
1. Comprehensive Plan Consistency Analysis: 

 
a. Long-Range Land Use: The property is currently zoned A-1 and is 

designated REC in the Comprehensive Plan.  The proposed PBD 
zoning is consistent with the REC designation. The Applicant proffers 
that a minimum of sixty-five percent (65%) of the gross square 
footage of all buildings located on the property shall be for 
employment uses, including data centers. 
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b. Level of Service (LOS): Impacts would be mitigated through the 
following monetary contributions: 

 
Water Quality $75 per acre 157.2 acres $11,790.00 

Fire & Rescue $0.61 per square 
foot (SF) of building 
area 

Up to ±4.6 
million sq. ft 

$2,806,000.00 

TOTAL   $2,817,790.00 

 

2. Strategic Plan: 
 

a. Robust Economy: The subject application proposes to rezone an A-1 
property to PBD for employment uses, including data center 
development. This aligns with the Strategic Plan goal to increase 
commercial tax base as a percentage of overall tax revenue to 35%, 
and goals to increase at-place employment. 
 

b. Mobility: The subject rezoning will increase employment 
opportunities in the County, which may further efforts to decrease 
the percentage of the Prince William County workforce commuting to 
other localities for employment from 69%.  

 
3. Community Input:  On January 24, 2018, the Planning Office received a letter 

from the Bull Run Civil War Round Table that included recommendations on 
the prior mixed-use proposal, which were later forwarded to the Applicant. 
This included a request for a more extensive site survey, increased buffering 
of 100 feet along Route 29, a request for a park/kiosk adjacent to Route 29, 
and a request to repair the Dunklin monument. These requests are only 
partially addressed by the subject application. One-hundred-foot-wide 
buffers were not accommodated; also, a park/kiosk area is not planned. 
 
The proposal is adjacent to the Manassas National Battlefield Park (MNBP), 
and the review of the rezoning proposal was coordinated with the MNBP 
Superintendent and MNBP staff. Throughout the review process the 
Applicant worked with the MNBP to incorporate its feedback and 
recommendations into the proposal. 
 
Notice of the application has also been transmitted to adjacent property 
owners within 500 feet of the subject property.  As of the date of this staff 
report, the Planning Office has not received any feedback on the revised non-
residential proposal from the community at large, and staff is not aware of 
any opposition.   
 

4. Other Jurisdictional Comments: This project site is located outside of the 
required notification area of adjacent jurisdictions.   



#REZ2018-00008 | Page 5 

 
5. Legal Uses of the Property:  If the rezoning request is approved, the subject 

site could be developed with uses allowed in the PBD, as proffered.  Legal 
issues resulting from Planning Commission action are appropriately 
addressed by the County Attorney’s Office.  

 
6. Timing:  The Planning Commission has until February 18, 2020, which is 90 

days from the first public hearing date, to take action on the rezoning 
proposal. A recommendation to approve the request would meet the 90-day 
requirement.   

 
B. Recommend denial of Rezoning #REZ2018-00008, Gainesville Crossing. 

 
1. Comprehensive Plan Consistency Analysis: 

 
a. Long-Range Land Use:  The subject site is currently designated REC, 

Regional Employment Center, and is zoned A-1, Agricultural. If the 
rezoning is denied the site would remain A-1. The existing A-1 district 
does not implement the REC designation.  

 
b. Level of Service (LOS): Denial would not have any impact on the 

existing level of service. 
 

2. Strategic Plan: 
 

a. Robust Economy: The subject application proposes to rezone an A-1 
property to PBD for employment uses. Denial would have no impact 
on the planned capacity for non-residential development; however, if 
the A-1 zoning remains, the site would not contribute to the growth 
of the commercial tax base in the County. 
 

b. Mobility: Denial of the rezoning would not directly result in a change 
in the current number of people in the Prince William County 
workforce currently commuting to other localities.  

 
3. Community Input:  On January 24, 2018, the Planning Office received a letter 

from the Bull Run Civil War Round Table that included recommendations on 
the prior mixed-use proposal, which were later forwarded to the Applicant. 
This included a request for a more extensive site survey, increased buffering 
of 100 feet along Route 29, a request for a park/kiosk adjacent to Route 29, 
and a request to repair the Dunklin monument. These requests are only 
partially addressed by the subject application. One-hundred-foot-wide 
buffers were not accommodated; also, a park/kiosk area is not planned. 
 
The proposal is adjacent to the Manassas National Battlefield Park (MNBP), 
and the review of the rezoning proposal was coordinated with the MNBP 
Superintendent and MNBP staff. Throughout the review process the 
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Applicant worked with the MNBP to incorporate its feedback and 
recommendations into the proposal. 
 
Notice of the application has also been transmitted to adjacent property 
owners within 500 feet of the subject property.  As of the date of this staff 
report, the Planning Office has not received any feedback on the revised non-
residential proposal from the community at large, and staff is not aware of 
any opposition.   
 

4. Other Jurisdictional Comments: This project site is located outside of the 
required notification area of adjacent jurisdictions.   
 

5. Legal Uses of the Property: Those uses allowed in the A-1 zoning district 
would be permitted.  Legal issues resulting from Planning Commission action 
are appropriately addressed by the County Attorney’s Office.  

6. Timing:  The Planning Commission has until February 18, 2020, which is 90 
days from the first public hearing date, to take action on the rezoning 
proposal.  A recommendation to deny the request would meet the 90-day 
requirement.   

 
V. Recommendation is that the Planning Commission accept Alternative A and recommend 

approval of Rezoning #REZ2018-00008, Gainesville Crossing, subject to the proffers dated 
November 8, 2019. 

 
Staff:   Meika F. Daus, AICP  
 703-792-7901 
 
Attachments 
 

Area Maps  
Staff Analysis 
Proposed Proffers 
Master Zoning Plan  
Existing Conditions 
Environmental Constraints Analysis (ECA) 
Land Use Plan 
Infrastructure/Utility Plan 
Transportation Plan 
Landscape/Buffer Plan 
Illustrative Plan 
Draft Historical Commission Resolution 
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Part I.  Summary of Comprehensive Plan Consistency 
 
Staff Recommendation:  APPROVAL  
 
This summary analysis is based on the relevant Comprehensive Plan action strategies, goals, and 
policies.  A complete analysis is provided in Part II of this report. 
 

Comprehensive Plan Sections Plan Consistency 

Long-Range Land Use Yes 

Community Design Yes 

Cultural Resources Yes 

Economic Development Yes 

Environment Yes 

Fire and Rescue Yes 

Parks, Open Space and Trails Yes 

Police Yes 

Potable Water Yes 

Sanitary Sewer Yes 

Transportation Yes 
 
 

Part II.  Comprehensive Plan Consistency Analysis 
 
The following table summarizes the area characteristics: 
 

Direction Land Use Long-Range Land 
Use Map Designation 

Zoning 

North Conway Robinson Memorial State Forest, 
Single-family detached residential 

P&OS, AE A-1 

South I-66 with industrial uses beyond   EI M-1 & M-2 

East Manassas National Battlefield Park CRHS N/A 

West VDOT right-of-way and commuter 
parking lot 

REC A-1 
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Long-Range Land Use Plan Analysis 
 
Through wise land use planning, the County ensures that landowners are provided a reasonable use 
of their land while the County is able to judiciously use its resources to provide the services for 
residents and employers’ needs.  The Long-Range Land Use Plan sets out policies and action 
strategies that further the County’s goal of concentrating on population, jobs, and infrastructure 
within vibrant, walkable, mixed-use centers serviced by transit.  In addition to delineating land uses 
on the Long-Range Land Use Map, the Plan includes smart growth principles that promote a 
countywide pattern of land use that encourages fiscally sound development and achieves a high-
quality living environment; promotes distinct centers of commerce and centers of community; 
complements and respects our cultural and natural resources, and preserves historic landscapes 
and site-specific cultural resources; provides adequate recreational, park, open space and trail 
amenities that contribute to a high quality of life for county residents; and revitalizes, protects, and 
preserves existing neighborhoods. 
 
The site is designated REC, Regional Employment Center, in the Comprehensive Plan and is located 
within the Development Area of the County.  The following table summarizes the land use 
patterns/densities intended within the REC designation: 
 

Long-Range Land Use 
Map Designation 

Intended Uses and Densities 
 

 
Regional Employment 
Center (REC) 
 
 

 
The purpose of the Regional Employment Center classification is to 
provide for areas located close to and/or with good access from an 
interstate highway where intensive regional employment uses are to 
be located.  REC projects* should be planned and developed in a 
comprehensive, coordinated manner.  Primary uses in the REC are 
mid-rise and/or high-rise office (including government offices 
particularly those for Prince William County agencies), research and 
development facilities, lodging, and mixed-use projects.  Residential 
uses shall represent no greater than 25 percent of the total REC gross 
floor area of the project. Drive-in/drive-through uses are discouraged. 
Shared/structured parking is encouraged.  The acceptable housing 
type within any mixed-use REC project is multifamily, at a density of 
16-30 dwelling units per gross acre, less the ER designated portion of 
a property.  Development in REC projects shall occur according to an 
infrastructure implementation plan submitted at the time of rezoning. 
The intent of this plan is to ensure that critical infrastructure for office, 
employment and lodging uses is developed adequately for each 
phase of the project.  Development shall also occur according to a 
phasing plan that must ensure that office, employment, and lodging 
uses are always the primary uses within the area rezoned.  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 



Staff Analysis 

#REZ2018-00008 | Page 13 

Comprehensive Plan and available from the Planning Office. A 
minimum office building height of 4-6 stories is preferred. 
 
* In all instances, a “project” or “project area” is defined as the 
boundary of a rezoning or special use permit request. 
 

 
Below is a summary chart for the ±152.7-acre land use proposal: 
 

Land Bay Land Bay Designation Use  Acreage 
A B-1, O(L), O/F Commercial 

and open space 
17.09 

B B-1, O(H), O(M), O/F Open space, 
commercial or data 

centers 

9.49 

C-1 M-2, O(H), O(M), O/F Data centers and 
open space 

 33.5 

C-2 M-2, O(H), O(M), O/F Data centers and 
open space 

53.5 

D  Open space 5.85 
 
A portion of the subject site, west of University Boulevard (Land Bay A), is also located within far 
eastern portion of the I-66/Route 29 Sector Plan. Applicable policy guidance contained within the 
Sector Plan was considered during the review.  
 
Proposal’s Strengths 
 

• Zoning and Long-Range Land Use Compatibility: The property is currently zoned A-1, 
Agricultural, and is designated REC in the Comprehensive Plan. The proposed PBD zoning 
implements the REC designation.  
 

• Primary Uses in REC: The land use designation for this area recommends that office, 
employment, and lodging uses are always the primary uses, and are phased appropriately. 
The Applicant proffers that a minimum of sixty-five percent (65%) of the gross square 
footage of all buildings located on the property shall be for employment uses. 

 
• Infrastructure and Phasing: Development of REC projects is required to occur according to 

an infrastructure implementation plan submitted at the time of rezoning. The intent of this 
plan is to ensure that critical infrastructure for office, employment, and lodging uses is 
developed adequately for each phase of the project. The Applicant describes the phasing as 
follows: 
 

The data center targeted industry use will be located on land bays B, C-1 and C-2 will be 
commenced in the first phase of the project and built over time.  The balance of the 
Property will be developed over time in the second phase of the project as is typical for 
long-term mixed-use projects.  It is anticipated that one land bay will be developed, 
followed by other land bays.  Utilities will be provided with each phase of development. 



Staff Analysis 

#REZ2018-00008 | Page 14 

 
• Targeted Industry:  The application allows for the development of data center uses. Data 

centers are identified as targeted industry status by the Board of County Supervisors. Staff 
notes that the site is not located within the Data Center Opportunity Overlay District, which 
identifies area in the County in which data centers are particularly encouraged. 

 
Proposal’s Weaknesses 
 

• Limited Substation Information:  Through this rezoning request, a ±8-acre substation is 
proposed in Land Bay C-2. Such substation shall not be subject to a further public facility 
review and is deemed to be feature in the plan. The substation is planned along the site’s 
frontage on I-66; however limited information on the substation features is provided. 
Information on the layout of the substation is not currently available. The substation may 
consist of transmission voltage switching or transformation equipment and structures of 
varying heights not to exceed sixty-five feet (65’) in height, excluding poles and lines. The 
Applicant’s narrative indicates that Dominion Electric has obtained an easement on a portion 
of the property adjacent to I-66 for the installation of a high voltage electric transmission line 
that has been approved by the State Corporation Commission which, based upon the 
Applicant’s communication with Dominion Power, will have sufficient capacity to serve the 
proposed project. 

 
On balance, this application is found to be consistent 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 
streetscaping, community open spaces, natural and cultural amenities, stormwater management, 
and the preservation of environmental features.  
 
Proposal’s Strengths 
 

• Buffers along Route 29: In lieu of the required 50-foot-wide buffer adjacent to Route 29, the 
Applicant proposes to maintain a seventy-foot-wide tree preservation area along the Route 
29 frontage of the property, east of University Boulevard. The Applicant also proposes 
supplemental landscaping for additional screening and to preserve viewsheds from the 
Manassas National Battlefield Park and maintain their visitor experience. 
 

• Data Center Architecture: Any data center use developed on the site shall be developed in 
accordance with proffers. These proffers are consistent with the data center design 
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standards contained in the Zoning Ordinance that apply to data center developments within 
the Data Center Opportunity Overlay District. 
 

• Non-Data Center Buildings: Non-data center buildings will incorporate four-sided 
architecture and will require approval by the Planning Director prior to site plan approval to 
ensure consistency with Community Design proffers.  
 

Proposal’s Weaknesses 
 

• Lack of a Proffered Layout or Proffered Illustrative Images: The Comprehensive Plan 
recommends that generalized development plans and master zoning plans submitted with 
applications for rezonings include architectural, sign, lighting, and landscape concepts for all 
developments. In addition, proposed layouts and architectural elevations for all non-
residential projects should be provided. The subject application does not include conceptual 
building design for all of the buildings and building location information for the 152.7-acre 
development. Illustrative layouts were provided for review, but this information has not 
been proffered. The Applicant has addressed design requests through design guidance that 
is imbedded in the proffer statement.  
 

• Perimeter Landscape Buffer along I-66: The subject site is primarily wooded. While the 
Applicant has been able to proffer undisturbed buffers along the northern and eastern 
property lines, the buffer along I-66 will be a disturbed and replanted buffer area. A 50-foot-
wide buffer is required along I-66 as a part of PBD development standards. The Applicant is 
proposing a modification of the standards in order to provide a 25-foot-wide buffer for tree 
plantings with a 25-foot-wide supplemental landscape area. The supplemental landscape 
area is proposed within an existing 100-foot-wide powerline easement that runs parallel to I-
66, which should allow for shrub plantings and ornamental grasses. While the Applicant’s 
proposal would provide a 50-foot-wide area for landscape plantings, staff believes that a 50-
foot-wide tree preservation area along the site’s I-66 frontage would be the most effective 
buffer of future development.  
 

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

Cultural Resources Plan Analysis 
 
Prince William County promotes the identification, evaluation, and protection of cultural resource 
sites throughout the County, as well as the tourism opportunities these sites present.  The Cultural 
Resources Plan recommends identifying, preserving, and protecting Prince William County’s 
significant historical, archaeological, architectural, and other cultural resources – including those 
significant to the County’s minority communities – for the benefit of all of the County’s citizens and 
visitors.  To facilitate the identification and protection of known significant properties that have 
cultural resource values worthy of preservation, the land use classification County Registered 
Historic Site (CRHS) is used in the Comprehensive Plan.  The Plan includes areas of potentially 
significant known but ill-defined or suspected pre-historic sites, Civil War sites, historic viewsheds, 
landscapes or areas of potential impact to important historic sites, and encourages the 
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identification, preservation, protection, and maintenance of all cemeteries and/or gravesites located 
within the County. 
 
Manassas National Battlefield Park (076-271) 
 
The site is directly adjacent to Manassas National Battlefield Park (076-271). The Manassas National 
Battlefield Park was established in 1940 to preserve the scene of two major Civil War battles, First 
and Second Manassas, occurring in 1861 and 1862 respectively. The park’s most important 
resources are the large tracts of land managed to represent the battlefield landscape as it existed at 
the time of the Civil War. The battlefield is an important cultural landscape in that it includes three 
houses that date from the Civil War period, several post-war historic buildings, a Confederate 
cemetery, the reconstructed Stone Bridge over Bull Run, six miles of historic road traces, and 
numerous other resources including monuments, archaeological sites, family cemeteries, trenches, 
and earthworks. 
 
Cultural Resource Studies 
 
A number of cultural resource studies have been completed on and adjacent to the project area. 
These studies were conducted for a number of different reasons, such as a prior land use 
application, whose boundaries were coterminous with the current project area; proposed 
transportation improvements adjacent the current project area (i.e., North County Route 234 Bypass 
or Bi-County Parkway, I-66 widening, Transform I-66 Outside the Beltway), and a viewshed study 
conducted jointly by the Planning Office and the Manassas National Battlefield Park. The results of 
these studies helped inform the proposed development and the cultural resources studies 
conducted during review of this application and the proposed proffers. 
 
Archival research identified that all land bays are within the Second Manassas Battlefield Study Area 
(076-5190), as defined by the American Battlefield Protection Program (ABPP), a division of the 
National Park Service. No individual archaeological or architectural sites were recorded or identified 
on Land Bays A, B and C-1 of the current application.  
 
On Land Bay C-2 of the current application, Phase I cultural resource studies on the project area, 
conducted as part of a prior review of a land use application identified the following resources: 
archaeology site 44PW1793 (a low intensity/low number historic scatter), the William H. Brown 
House archaeology site, 44PW1972, and architectural site, 076-0433. The architectural site was 
determined, previously by the Virginia Department of Historic Resource, not eligible for listing on the 
National Register of Historic Places and no additional studies were recommended. The Applicant 
proffered Phase II evaluation of the archaeology site associated with the Brown House and if 
warranted Phase III/Data Recovery mitigation. The Phase II evaluation includes survey for possible 
evidence of military operations during the opening artillery duel of the Second Battle of Manassas. 
The Applicant also proffered curation of artifacts with the County.  
 
Archival records indicated that the opening artillery salvos of the Second Battle of Manassas might 
have occurred on portions of the property east of University Boulevard and parallel to the current 
Route 29, in Land Bay C-2. Using research methods adopted by the ABPP, specifically KOCOA (Key 
Terrain/Decisive Terrain, Observation and Fields of Fire, Concealment and Cover, Avenues of 
Approach and Withdrawal) the Applicant, the Prince William County Historical Commission and the 
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County Archaeologist, identified the most likely area were this action most likely occurred. The 
Applicant proffered conducting additional archaeological study, metal detecting, and if warranted 
Phase III/Data recovery in this location. 
 
On Land Bay D of the current application cultural resource studies identified the Dunklin Monument 
(44PW1040/076-5035) and the Second Manassas Battlefield and the beginning of the Core Ground 
of the Second Battle of Manassas, as defined by the ABPP. The Applicant proffered to donate all of 
Land Bay D, including the Dunklin Monument, to the County or its designee with a “restrictive 
covenant that it shall remain maintained in an undisturbed state.” 
 
Balloon Visibility Study 
 
The Applicant proffered maximum building heights for all land bays. These maximum heights were 
based on the results of a balloon visibility study, whose methodology was agreed upon by the 
County Archaeologist, Manassas National Battlefield Park staff and the Applicant. The purpose of 
this effort was to study potential impacts on Manassas National Battlefield from the data centers 
proposed on Land Bays B, C-1 and C-2. The Applicant conducted engineering to determine proposed 
base elevations of the data centers. These base elevations and the current topography were used to 
raise balloons into the area at the proposed real world buildout height for each proposed data 
center area. Additional balloons were raised at the interior edge of the proposed buffers near the 
corner of Pageland Lane and Route 29 to better evaluate the effectiveness of proposed buffers.  
 
The balloon visibility study produced meaningful data. However, existing trees in Land Bays B, C-1 
and C-2 that will be cleared as a part of the proposed development and that currently obscure 
balloons below 100 feet, prevented a full understanding of the precise impacts to MNBP. In an 
attempt to overcome this limitation of the balloon study, the Applicant conducted additional line-of-
sight analysis (again in consultation with Manassas National Battlefield staff) whose results provide 
more certainty in the assessment of impacts and further informed the proposed mitigation 
strategies. Based on the visibility and line of sight studies the application proffered the following 
mitigation: maximum building heights for all land bays (see table below); supplemental plantings; 
and muted building colors and architectural façade treatments. 
 
Table - Building Elevation Analysis     

Proffered Elevations 
ASML* 

 

 
Proposed 

Data Center 
Building 

Current 
Grade 

Building 
Grade 

Max 
Building 

Elevation 

Roof 
Structures 

Possible 
Building 
Height 

Land Bay B 2 and 3 326 338 420 435 82 

Land Bay C-1  1 322-340 342 400 415 58 

Land Bay C-2 4 and 5 320 / 317 325 / 320 390 405 65 / 73 

Note all elevations, grades and height are in feet.  
No balloon test was requested on Land Bay A.  
* Average Mean Sea Level is the reference datum used to determine proffer compliance with maximum 
building and roof structure elevations 
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Historical Commission Recommendation 
 
The Prince William County Historical Commission (HC) during their regular scheduled meetings 
reviewed each of the three submission of this application. During these reviews, the HC 
recommended balloon study or studies to assess impacts to Manassas National Battlefield Park, 
archaeology of the William H. Brown house, the archaeological survey for the location of the 
opening artillery salvos of the Second Battle of Manassas. For the final submission of this 
application, the HC the offered no additional recommendations or modifications to the proposed 
proffers. 
 
Proposal’s Strengths 
 

• No Further Work:  The Historical Commission reviewed this proposal at its October 8, 2019, 
meeting and determined that no further work was needed. 
 

• Mitigation of Viewshed Impacts: The Applicant proposes to mitigate visual impacts on the 
Manassas Battlefield Park through the implementation of a few strategies, as follows: 
 

o Limiting maximum building heights based upon the balloon heights identified during 
the balloon visibility study. 

o Providing wider than minimum buffers along the northern and eastern boundary of 
the potential data center campus, and proffering supplemental plantings.  

o Providing architectural facades and exterior colors that are consistent with design 
guidelines in the Data Center Opportunity Overlay District. 

o Proffering coordination with the Manassas National Battlefield Park during the 
implementation of the proffers. 

 
• Preservation of the Dunklin Monument: The Applicant proposes to preserve the Dunklin 

Monument on Land Bay D by donating Land Bay D to the American Battlefield Trust, and 
providing a $25,000 monetary donation for improvements to Land Bay D. These 
improvements may include plantings, the relocation of an existing marker, the erection of 
new signs, and the repair of the Dunklin Monument. 

 
Proposal’s Weaknesses 
 

• Limitations of Balloon Visibility and Line-Of-Sight Studies: The Applicant conducted two 
visibility studies and closely coordinated the conduct of those studies with County and 
Manassas National Battlefield Park staff. These studies were designed to compensate for 
each-other’s limitations, provide independent results. Even with the existing data available at 
the time of these studies it is not possible to anticipate all of the impacts of approximately 
4.5 million square feet of data center uses. 
 

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

• Nonresidential Development:  The application proposes nonresidential development that 
will increase the County’s nonresidential tax base. 

 
• Targeted Industry:  Data centers are a targeted industry in the County. The rezoning would 

allow for the implementation of approximately 4.5 million square feet of data center uses on 
the subject site. 

 
Proposal’s Weaknesses 
 

• None identified. 
 
On balance, this application is found to be consistent 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 
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 site is predominantly wooded and there is resource protection area and wetlands onsite. 
 
SUBWATERSHED:  Bull Run subshed 152 
TOTAL SITE AREA / ER AREA:  152.7 acres/ 0 acres 
AREA OF PROPOSED TREE PRESERVATION:  ±27.75 acres  
AREA OF IMPACTED WETLANDS:  ±0.71 acres 
IMPERVIOUS/ PERVIOUS:  75%/25% 
RARE, THREATENED, AND ENDANGERED SPECIES:  None 
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Proposal’s Strengths 
 

• Monetary Contribution for Water Quality:  As proffered, a $75 per acre monetary 
contribution for water quality monitoring, stream restoration, and/or drainage 
improvements shall be provided.  Said contribution will be paid prior to and as a condition of 
approval of the final site plan. 

 
• Preservation of Resource Protection Area (RPA):  The RPA identified on the MZP (Sheet 4 of 7) 

is largely preserved by the limits of clearing and grading.  
 
Proposal’s Weaknesses 
 

• Modifications of Minimum Standards:  While some buffers on the site will well exceed 
minimum requirements, other buffers and landscape standards are being modified by the 
proposal. While staff supports the application, the Applicant is encouraged to come in 
greater conformance with and exceed minimum buffer and planting requirements, and 
meet these requirements through the preservation of existing forest cover, where feasible. 
This is particularly encouraged along I-66. 
 

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

Fire and Rescue Plan Analysis 
 
Quality fire and rescue services provide a measure of security and safety that both residents and 
businesses have come to expect from the County.  The Fire and Rescue Plan sets out policies and 
action strategies that further the County’s goal of protecting lives, property, and the environment 
through timely, professional, humanitarian services essential to the health, safety, and well-being of 
the community.  The Plan includes recommendations relating to siting criteria, appropriate levels of 
service, and land use compatibility for fire and rescue facilities.  The Plan also includes 
recommendations to supplement response time and reduce risk of injury or death to County 
residents, establishment of educational programs, such as cardio-pulmonary resuscitation (CPR) 
training, automatic external defibrillators (AED), and encourage installation of additional fire 
protection systems – such as sprinklers, smoke detectors, and other architectural modifications. 
 
Fire/Rescue Station 4 (Gainesville) is the first due fire/rescue resource for the subject site. The 
address is outside the four-minute travel time criteria for fire and basic life support and inside the 
eight-minute travel time criteria for advanced life support. In fiscal year (FY) 2018, Fire/Rescue 
Station 4 responded to 4,047 incidents. The workload capacity is 2,200 incidents.  
 
Capital Improvements in the Area 
 
Planning staff notes that there is a planned Fire and Rescue Capital Improvement Program (CIP) 
improvement in the area.  Station #22 is a Fire & Rescue station that will be located at 11600 Balls 
Ford Road in the west end of the County and is planned to be approximately 21,000 square feet.  
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According to the CIP for Public Safety, the station will house a pumper, rescue unit, collapse unit, 
and an Advanced Life Support (ALS) ambulance.  Career staffing will be provided for a 24-hour 
pumper unit, 24-hour rescue unit, and a 24-hour medic unit.  The building will include sleeping 
quarters, a kitchen and dayroom, physical fitness room, training room, storage for heavy tactical 
rescue equipment, and offices.  The station will include three to four apparatus bays, an area for 
personal protective equipment, and an exterior training tower. 
 
Construction is scheduled to be completed in September 2020 (FY21). Occupancy is scheduled for 
November 2020 (FY21). 
 
Proposal’s Strengths 
 

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

• Monetary Contributions – The Applicant proffers to contribute to the Board of County 
Supervisors $0.61 per square foot of gross building area for fire and rescue purposes. The 
proposed monetary contributions will mitigate impacts to those services. 

 
Proposal’s Weaknesses 
 

• Outside 4.0-Minute Travel Time:  The site is located outside the recommended 4.0-minute 
travel time for fire suppression and basic life support.    
 

• Station Workload:  FY 2018 data shows that Fire/Rescue Station #4 responded to 4,047 
incidents in FY 2018, while the workload capacity for Station 4 is 2,200 incidents.  As such, 
based on these figures, it is operating over capacity. Staff notes that a new fire and rescue 
station (Station #22, West End) is planned in the Balls Ford Road corridor.  The station’s first 
due area will experience response time improvements.  Systemwide response time 
improvements are also projected to improve, which will help ease the burden on existing 
stations. 

 
On balance, this application is found to be consistent with the relevant components of the Fire and 
Rescue Plan. 
 
 

Parks, Open Space and Trails Plan Analysis 
 
The quality of life for residents of Prince William County is linked closely to the development and 
management of a well-maintained system of parks, trails, and open space.  Prince William County 
contains a diversity of park, open space, and trail resources.  These parklands, open spaces, and 
recreational facilities play a key role in shaping both the landscape and the quality of life of Prince 
William County residents through the conservation of natural and cultural resources, protection of 
environmental quality, and provision of recreational facilities.  The Parks, Open Space and Trails Plan 
sets out policies and action strategies that further the County’s goal of providing park lands and 
recreational facilities of a quantity, variety, and quality appropriate to meet the needs of the current 
and future residents of Prince William County.  The Plan includes recommendations to preserve 
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existing protected open space, maintain high quality open space, expand the amount of protected 
open space within the County, and to plan and implement a comprehensive countywide network of 
trails. 
 
Tourism is the largest industry in most states, and many communities have pursued heritage 
tourism to strengthen and diversify their economic bases. Heritage tourism creates a diversified 
resource and preserves the places that make a community “home.” Interpretation tells the stories 
that are a community’s heritage for the enjoyment and inspiration of residents and visitors. 
According to the National Park Service, visitors to the Manassas National Battlefield Park have 
ranged from roughly 600,000 to 750,000 annually. 
  
Parks and/or Recreation Facilities near the Project Area 
 
Park Type   Park Name  
Neighborhood  N/A 
Community  Rollins Ford Park parcel, Mayhew Sports Complex, Pat White Center at 

Ben Lomond 
Regional   Prince William Golf Course 
Linear/Resource  Silver Lake Regional Park, James S. Long Regional Park, Ben Lomond 

Regional Park/Splashdown Waterpark, Prince William Golf Course 
Trails   Catharpin Greenway 
Other   Conway Robinson Memorial State Forest (and trails) 
    Manassas National Battlefield Park 
 
During the review the Department of Parks, Recreation & Tourism (DPRT) encouraged the Applicant 
to provide bicycle and pedestrian connections in the project vicinity. Conway Robinson is a 
regionally-recognized destination for recreational mountain biking and hiking, and a major node on 
the County’s developing Catharpin Greenway. A connection from the identified commuter lot, along 
Rt. 29 to the entrance of Conway Robinson is vital for bicycle and pedestrian connectivity in the 
project area and for promoting non-vehicular access to the County’s parklands and greenway 
corridors. DPRT believes bicycle/pedestrian connectivity to the Manassas National Battlefield Park is 
also important but ultimately deferred to the National Parks Service and VDOT on the suitability of 
such a connection. Planning staff notes that Manassas National Battlefield Park is planned as a 
walking park, and bikes are prohibited on trails within the park. 
 
Proposal’s Strengths 
 

• Maintaining Park Viewsheds: Manassas National Battlefield Park has roughly 600,000 to 
750,000 visitors annually. This is a significant tourism generator. The Applicant has worked 
closely with the park to maintain park viewsheds, and provide a seventy-foot-wide tree 
preservation area along the Route 29 frontage of the property, east of University Boulevard.  
 

Proposal’s Weaknesses 
 

• Limited Trail Provisions: No trail is currently proposed along the property frontage east of 
University Boulevard. Transportation staff requests that the Applicant construct a Class I trail 
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on the south side of Route 29 along the property’s frontage located east of University 
Boulevard. 

 
On balance, this application is found to be consistent with the relevant components of the Parks, 
Open Space and Trails Plan. 
 
 

Police Plan Analysis 
 
Residents and businesses expect a high level of police service for their community.  This service 
increases the sense of safety and protects community investments.  The Police Plan is designed to 
promote Prince William County’s public safety strategic goal to continue to be a safe community, 
reduce criminal activity, and prevent personal injury and loss of life and property, as well as to 
ensure effective and timely responses throughout the County.  This Plan encourages funding and 
locating future police facilities to maximize public accessibility and police visibility as well as to 
permit effective, timely response to citizen needs and concerns.  The Plan recommends educational 
initiatives, such as Neighborhood and Business Watch, and Crime Prevention through 
Environmental Design (CPTED), which encourages new development to be designed in a way that 
enhances crime prevention.  The Plan also encourages effective and reliable public safety 
communications linking emergency responders in the field with the Public Safety Communications 
Center.   
 
The Applicant provided the following description of how their proposal will be developed in 
accordance with the Police Plan: 
 

 The PBD development in land bay A will be guided by Design Guidelines that will require 
the development to be designed to provide a safe environment by following Crime Prevention 
Through Environmental Design (CPTED) principles in land bay A.  In addition, the entire data 
center will be fenced for security purposes and the site will utilize additional security components. 
  
 The CPTED principals will be utilized in land bay A as follows:  Natural surveillance is to be 
provided by orienting the proposed commercial building front and main entrances to provide 
clear visibility from the eastbound side of adjacent public roads.  Open design that does not create 
any areas of obstructed view at the main entrance is desired to keep any intruders easily 
observable from the near side of the highway.  The proffers require the Applicant to provide 0.5-
foot candle minimum maintained lighting level during darkness hours for nighttime security 
lighting consistent with County Police recommendations.  Natural Access Control is to be provided 
through the open site layout, minimizing hidden areas and concealment opportunities.  The 
mixed-use design provides monitoring of the commercial, parking, recreational facilities, parks, 
and surrounding areas.  Excluding areas that are being maintained in their natural vegetative 
state, the PBD will provide for continuous and ongoing maintenance of landscaping outside of 
buffer and preservation areas which will minimize concealment or overgrown areas; and keeping 
shrubbery and trees trimmed to not interfere with security lighting and to allow common 
observation from the street or buildings consistent with County Police recommendations.  
Territorial Reinforcement is to be provided by clearly delineating those areas of the commercial 
and recreational use areas intended for active use by customers and patrons and to provide 
distinct physical separation from the natural undisturbed areas.  Continuing Maintenance of the 
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site and the proposed uses will continue the desired visibility. By trimming plant overgrowth, 
replacing inoperative lighting, picking up trash, painting and repairing buildings, and consistently 
using spaces for their intended uses, the impression of territorial control will be maintained and 
promote crime deterrence.   

 
Proposal’s Strengths 
 

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

 
• Secured Campus:  As proposed by the Applicant, a future data facility would be designed as 

a secure campus, with limited access, security measures, and perimeter fencing.   
 
Proposal’s Weaknesses 
 

• None identified. 
 
On balance, this application is found to be consistent with the relevant components of the Police 
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 subject property is within the Development Area of the County and is thereby required to utilize 
public water to develop.  Public water is available on-site from existing 18-inch water mains located 
along the western portion of the parcel.  The developer may be required to provide an onsite looped 
water main configuration for increased reliability and water quality.   
 
Depending on the final configuration of the on-site water mains, additional water main extensions 
may be required by the Service Authority to provide adequate fire protection or satisfy water quality 
requirements.  The Applicant shall plan, design, and construct all onsite and offsite water utility 
improvements necessary to develop/utilize the subject property and satisfy requirements in 
accordance with all applicable Service Authority, County, and State requirements, standards, and 
regulations.   
 
Proposal’s Strengths 
 

• Water Connection:  The Applicant is required to comply with Zoning Ordinance Section 32-
250.74, which mandates connection of the site to public water service.  As proffered, the site 
shall be connected to public water, with the Applicant bearing all costs associated with 
providing onsite and offsite facilities to meet the demand generated by its uses.   
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Proposal’s Weaknesses 
 

• None identified. 
 

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

Sanitary Sewer Plan Analysis 
 
Appropriate wastewater and sanitary facilities provide needed public health and environmental 
protections.  The Sanitary Sewer Plan sets out policies and action strategies that further the County’s 
goal of providing an economically and environmentally sound sanitary and stormwater sewer 
system.  The Plan includes recommendations relating to system expansion, required connections to 
public sewer in the development area, and the use of either private or public sewer systems in 
locations classified as Semi-Rural Residential (SRR), as well as the Rural Area. 
 
The subject property is within the Development Area of the County and is thereby required to utilize 
public sewer to develop. Public sewer is available from existing 10-inch force main located along the 
western portion of the parcel. At the time of site plan submission, a sewer study will be required to 
confirm the existing system has adequate capacity to receive wastewater flows from the proposed 
development. 
 
The Applicant shall plan, design, and construct all onsite and offsite sanitary sewer utility 
improvements to develop/utilize the subject property and satisfy requirements in accordance with 
all applicable Service Authority, County, and State requirements, standards, and regulations.   
 
Proposal’s Strengths 
 

• Sewer Connection: The Applicant is required to comply with Zoning Ordinance Section 32-
250.75, which mandates connection of the site to public sewer service. As proffered, the 
Applicant shall connect to public sewer and is responsible for those onsite and offsite 
improvements.   

 
Proposal’s Weaknesses 
 

• None identified.    
 
On balance, this application is found to be consistent with the relevant components of the Sanitary 
Sewer Plan. 
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Transportation Plan Analysis 
 
By providing a multi-modal approach to traffic circulation Prince William County promotes the safe 
and efficient movement of goods and people throughout the County and surrounding jurisdictions.  
The Transportation Plan sets out policies and action strategies that further the County’s goal of 
creating and sustaining an environmentally friendly, multi-modal transportation system that meets 
the demands for intra- and inter-county trips, is integrated with existing and planned development, 
and provides a network of safe, efficient, and accessible modes of travel.  The Plan includes 
recommendations addressing safety, minimizing conflicts with environmental and cultural 
resources, maximizing cost effectiveness, increasing accessibility of all travel modes, minimizing 
projected trip demand, and providing sufficient network capacity.  Projects should include strategies 
that result in a level of service (LOS) of “D” or better on all roadway corridors and intersections, 
reduce traffic demand through transportation demand management strategies, dedicate planned 
rights-of-way, provide and/or fund transit infrastructure, pedestrian and bicycle pathways, and 
improved and coordinated access to transit facilities.  
 
The following table represents the most current traffic count data and Level-of-Service (LOS) for the 
roads most impacted by the development: 
 

Roadway Name Lanes 2018 Traffic Study Daily 
Volumes 

2015 Daily LOS 

Lee Highway (Route 29) 4 16,700 vpd B 
University Boulevard (Route 840) 4 16,500 vpd B 

 

The Applicant provided the following description of the transportation proposal in their submitted 
traffic impact analysis (TIA):  

The approximately 152.2‐acre site is currently zoned agricultural (A‐1) and is separated by 
University Boulevard into two parts. The development of commercial and data center uses is 
anticipated to be complete by 2022. Access to the development will be provided by the following 
access points: 
 

• A full‐access point along University Boulevard between Route 29 and the proposed I‐66 
express lanes (the future Park‐and‐Ride entrance); 

• A full‐access point along Route 29 between the Heathcote Boulevard and University 
Boulevard (the future Park‐and‐Ride entrance); 

• A right‐in access point along Route 29 between the proposed Park‐and‐Ride entrance on 
Lee Highway and University Boulevard; 

• A right‐in/right‐out access point along Route 29 between University Boulevard and 
Pageland Lane; and 

• A full‐access point along Route 29 between the University Boulevard and Pageland Lane. 
 
The TIA was submitted for evaluation by the Prince William County Department of Transportation 
and VDOT. The original TIA included significant traffic generating uses, which have since been 
removed. The original TIA created enough trips to require a state TIA review. The Applicant is in the 
process of updating the TIA to reflect the uses requested, which is expected to show a significantly 
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lower trip generation and possibly below the threshold of a state TIA review. Therefore, as of the 
date of this writing the TIA has not been accepted by VDOT.  
 
Proposal’s Strengths 
 

• Intersection Improvements: The Applicant proffers intersection improvements as outlined in 
Proffer 1a through 1h to address the transportation impacts associated with the subject 
development. 

 
Proposal’s Weaknesses 
 

• Inadequate Trail Provisions: The Applicant proposes $125,000 towards constructing a trail 
along Route 29. The trail may be located on the northern side or the southern side of Lee 
Highway as determined by Prince William County. Transportation staff requests that the 
Applicant construct a Class I trail on the south side of Route 29 along the property’s frontage 
located east of University Boulevard. The Applicant asserts that the demand for such a trail 
is not generated by the proposed development, and that the monetary contribution is 
appropriate. 

 
On balance, at this time, this application is found to be consistent with the relevant components of 
the Transportation Plan, although staff notes that as of the date of this writing the TIA has not been 
accepted by VDOT, although a revised TIA is currently under review. Should any additional issues 
arise with the TIA review prior to a public hearing with the Board of County Supervisors, the staff 
analysis on this section may change. 
 
 

Strategic Plan  
 
This section of the report is intended to address the project’s alignment with the outcomes provided 
within the County’s Strategic Plan.  The Strategic Plan posits that individuals, families and businesses 
prefer communities with a robust economy; easy access to jobs, services and activities; that support 
even the most vulnerable in the community; are safe and secure; and provide a quality education 
that assures lifelong learning and steady employment. From this analysis, the Strategic Plan Team 
developed five strategic goal areas to guide Board actions: “Robust Economy”, “Mobility”, 
“Wellbeing”, “Safe and Secure Community”, and “Quality Education and Workforce Development”.  It 
is important to note that no single area is viewed as more critical than another.  Rather, each are 
interrelated and have direct impact on each other. Collectively, these goal areas impact the quality 
of life in all facets of the community issues raised during the review of the proposal, which are not 
directly related to the policies, goals, or action strategies of the Comprehensive Plan, but which are 
materially relevant to the County’s responsibilities in considering land use issues.  The aspects of the 
proposal relative to the Strategic Plan are as follows: 
 

Increase commercial tax base 
• Increase commercial tax base as a percentage of overall tax revenue to 35%. 
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Increase at-place employment 
• Increase growth in at-place employment by more than 3,300 jobs per year. 

 
 

Proffer Analysis 
 

This section of the report is intended to identify issues, or provide comment regarding the proffer 
statement, as drafted: 
 
• Proffered Revised TIA: Revised proffers dated November 8, 2019, commit that the Applicant shall 

not develop uses on the property that cumulatively generate more than 5,000 vehicle trips per 
day unless the owner of the land upon which a particular use is to be located complies with the 
following.  For purposes of this proffer, the Maximum Daily Trips for land bay A shall mean 2,600 
vehicle trips per day and for all of land bays B, C-1 and C-2 (which shall be treated as a single 
land bay for purposes of this proffer) shall mean 2,400 vehicle trips per day.  Trip generation 
shall be determined by reference to the most recent edition of Institute of Traffic Engineer 
Manual.  Each proposed use on the property shall identify the anticipated vehicle trips per day 
as part of any application for a special use permit or the submission of any site plan, the land 
bay in which the proposed use will be located and the total vehicle trips per day for previously 
approved uses (by special use permit or site plan) for the applicable land bays.  If the total of the 
total vehicle trips per day from the proposed use and the uses previously approved exceed the 
Maximum Daily Trips for that land bay, then the owner of the land upon which the proposed use 
is to be located shall submit a Traffic Impact Analysis that complies with the Virginia Department 
of Transportation 527/870 Traffic Impact Statement requirements for review by the County and 
VDOT.  The owner of the land bay proposing an increase in traffic in excess of that listed above 
shall perform any mitigation that is required by the applicable TIA, provided, the TIA is accepted 
by VDOT and Prince William County. 

 
The appropriateness of the above proffer language should be coordinated with VDOT and PWC 
Department of Transportation prior to Board of County Supervisor action on the subject 
proposal. 
 
 

Modifications / Waivers 
 
The following waivers and/or modifications to the requirements of the Zoning Ordinance and the 
DCSM are being requested and are incorporated into this rezoning request. Below is a list of the 
Applicant’s waivers with justification provided by the Applicant, followed by a staff response: 
 
• Proffer 27(a)(i): A modification is requested to permit a reduced buffer along Route 29 west of 

University Boulevard.  This reduced buffer will match or exceed the buffer provided by VDOT 
along Route 29 and will offset the increased buffers along Route 29 east of University Boulevard 
and along the eastern boundary of land bay C-2 as requested by the Manassas National 
Battlefield Superintendent.  Essentially a portion of the buffer is being relocated east of 
University Boulevard and along land bay C-2 to provide more protection in those areas. 
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Staff Comment: Staff supports the 15-foot-wide buffer as a transition from the VDOT parking 
lot to the more extensive buffering proposed east of University Boulevard. 
 

• Proffer 27(a)(ii): This modification adds 20 feet of buffer along Route 29 east of University 
Boulevard for a distance much greater than the requested reduced buffer in proffer 26(a). 
 
Staff Comment: This “waiver” exceeds minimum requirements and staff supports the proffer. 
 

• Proffer 27(b): This proffer allows for a 25-foot buffer and a 25-foot planting strip along I-66 
except where the substation is located.  The planting strip is permitted inside the 100-foot 
Dominion Electric easement.  The Applicant must replant any plants disturbed by Dominion 
Electric.  The plant units must be equal to those in a 50-foot buffer.  As a result, the protection 
anticipated is being provided through alternate compliance. 
 
Staff Comment: Staff does not support this waiver in full, because tree preservation is 
requested along I-66. The Applicant has indicated during the review that due to constraints on 
the site, and the required grading to implement the proposal, tree preservation along I-66 is not 
feasible.  
 

• Proffer 27(c): Southern Property Boundary alongside of substation facing Route 66.  Waiver of 
Section 32-404.04.5 of the Zoning Ordinance and Sections 802.11 and 802.12 of the DCSM 
requiring a fifty-foot (50’) buffer in front of the electric substation.  In lieu thereof, subject to 
Dominion Energy Virginia (or their successors in interests) approval, the Applicant shall provide 
for landscape enhancements between the substation and Route 66.  Said enhancements may 
consist of a wall, a solid fence, shrubs, a berm, or a combination thereof. 
 
Staff Comment: Staff does not support this waiver as stated and recommends that an 
appropriate planting standard be specified in the proffer language that can provide a true visual 
screen of the substation from I-66.  
 

• Proffer 27(d): A modification is requested to permit a 15-foot perimeter buffer on land bay A 
adjacent to the commuter parking lot.  This buffer will offset the increased buffers along Route 
29 and the eastern boundary of land bay C-2 as requested by the Manassas National Battlefield 
Superintendent.  Essentially a portion of the buffer is being relocated east of University 
Boulevard and along land bay C-2 to provide more protection in those areas. 
 
Staff Comment: Staff has no objection to this waiver. 
 

• Proffer 28: The Applicant seeks a waiver of internal buffers.  Because land bays B, C-1 and C-2 
will all be developed as a data center, there are no conflicting land uses in that area.  Land bay A 
will be developed with commercial uses without any residential uses.  Internal buffers in PBD 
zonings in areas limited to retail have been waived in other locations in recognition of the fact 
that those buffers are not consistent with the concept of a mixed-use project. 
 
Staff Comment: Staff has no objection to this waiver. 
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• Proffer 29: This proffer is a modification to cap the FAR in land bays B, C-1 and C-2 to a level 
below the permitted FAR in areas designated for O(H) uses. 
 
Staff Comment: Staff has no objection. 
 

• Proffer 30: A modification of and alternate compliance is requested of the requirement for a trail 
along the south side of Route 29 to permit a monetary donation of $125,000 for a trail. 
 
Staff Comment: As stated in the Transportation section of this report, Transportation staff 
recommends that the trail be constructed along the property frontage and does not recommend 
approval of this waiver. 

 
• Proffer 31: A modification is requested to permit buildings in shopping centers to be deducted 

from the calculation of interior plantings to make it consistent with the requirements for other 
uses. 
 
Staff Comment: Staff has no objection. 
 

• Proffer 32: The following uses shall be permitted in land bay A by special use permit as specified 
in proffer 6:  car wash; medical care facility; motor vehicle parts with service; motor vehicle 
service, retail; self-storage facility, drive-in restaurant. 
 
Staff Comment: Proffer 32 is not a waiver. It simply clarifies which uses require a special use 
permit. Staff has no objection. 
 

• Proffer 33: The Applicant is seeking a modification to allow, with the approval of the County, the 
ability to locate certain trees to be adjacent to the perimeter buffers as requested by the 
Manassas National Battlefield Superintendent. 
 
Staff Comment: Staff has no objection to approval of this waiver, because it clearly states that 
the relocation of plant materials are fully subject to approval by the County. Approval should be 
obtained at the time of final site plan, and is not guaranteed. Staff does not recommend 
approval of a full waiver of the interior planting requirements at the time of site plan. 
 

• Proffer 34: The Applicant is seeking a waiver of the trail along Pageland Lane in order to preserve 
existing vegetation. 
 
Staff Comment: This waiver should be removed and addressed at the time of final site plan 
with the PWC Department of Transportation, if required. 
 

• Proffer 35: To the extent Section 32-280.41 is applicable, the Applicant is seeking a waiver of 
certain provisions relating to uses and requirements that have been previously interpreted to 
only apply to Town Center Developments. 
 
Staff Comment: Staff has no objection to this waiver, which is provided as a clarification of the 
applicable code requirements. 
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• Proffer 36: This proffer seeks to permit data centers and supporting facilities in land bays B, C-1 
and C-2 by proffer rather than by special use permit and public facility review.  The subject 
property is directly across I-66 from the Data Center Overlay District.  The planned electric line, 
which will have adequate capacity to serve the property, will be located on the property and the 
low intensity of the data center use will provide a use with very low trip generation and with a 
low activity level next to the Battlefield.  The Applicant also is seeking to permit certain uses, but 
only with future special use permits, in Land Bay A that are compatible with the adjacent 
commuter lot and that should reduce trips on adjacent highways. 
 
Staff Comment: This supports this waiver, which will promote the implementation of a targeted 
industry use. 

 
 

Agency Comments 
 
The following agencies have reviewed the proposal and their comments have been summarized in 
relevant comprehensive plan chapters of this report.  Individual comments are in the case file in the 
Planning Office: 
 

• Manassas Regional Airport 
• Manassas National Battlefield Park 
• PWC Archaeologist 
• PWC Fire Marshal Office 
• PWC Historical Commission 
• PWC Planning Office / Proffer & Zoning Administration 
• PWC Police / Crime Prevention 
• PWC Public Works – Watershed / Environmental / Arborist 
• PWC Service Authority 
• PWC Transportation 
• Virginia Department of Transportation (VDOT)   
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Master Zoning Plan 
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Land Use Plan 
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Transportation Plan 
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Landscape/Buffer Plan 
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Illustrative Plan (not proffered) 
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Draft Historical Commission Resolution 
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 HISTORICAL COMMISSION MEETING – October 8, 2019 
 

DRAFT LAND DEVELOPMENT RECOMMENDATIONS 
 

Resolution to be approved at the November 12th meeting of the Historical Commission 
 
 

Case Number Name Recommendation 
   

REZ2018-00008 Gainesville Crossing – 2nd Submission No further work 
   

REZ2020-00005 Centre at Haymarket Military Site Survey. 
 

Interpretive kiosk containing 
signs with content determined 
by the Historical Commission 

detailing identified 
battlefields/skirmishes and  

historic aspects of the property. 
   

CPA2018-00004 Parks, Recreation & Tourism Table 
   

SUP2020-00009 Living Hope Evangelical No further work 
   

REZ2020-00001 New Dominion Square – 3rd Addition – 
Proffer Amendment 

No further work 

   
REZ2020-00002 Grant Avenue – 2nd Addition – Proffer 

Amendment 
No further work 

   
REZ2020-00006 Lake Ridge Nursery No further work 

 
 


	A. Request: This is a request to rezone ±152.7 acres from A-1, Agricultural, to PBD, Planned Business District, to allow a mix of commercial uses, and a modification to allow for by-right data centers, an electric substation, and other uses in the PBD...
	B. Site Location: The site is located on the south side of Lee Hwy (Route 29) between its intersections with Heathcote Blvd/ I-66 Exit 43B off ramp and Pageland Ln, and is on the north side of I-66. The site is identified on County maps as GPINs 7497-...
	C. Comprehensive Plan:  The site is designated REC, Regional Employment Center, in the Comprehensive Plan. A portion of the site located west of University Boulevard is also within the 1-66/Route 29 Sector Plan.
	D. Zoning:  The site is zoned A-1, Agricultural; and is located within the Airport Safety Overlay District, and the Route 29 Highway Corridor Overlay District, which was approved prior to February 20, 1996.
	E. Surrounding Land Uses:  To north of Route 29 is Conway Robinson State Forest and agriculturally-zoned land. To the east is the Manassas National Battlefield Park property. To the immediate west of the property is land owned by the Virginia Departme...
	F. Background and Context: The Gainesville Crossing rezoning application was initially submitted in November 2017. At that time, the Applicant requested to rezone ±190.56 acres from A-1, Agricultural, and M-2, Light Industrial, to PMD, Planned Mixed U...
	Staff:   Meika F. Daus, AICP
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