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PLANNING COMMISSION RESOLUTION 
 
MOTION:  April 24, 2024 
  Regular Meeting 
SECOND:  Res. No. 24-xxx 
 
RE: SPECIAL USE PERMIT #SUP2019-00044, HAYMARKET JUNCTION MOTOR VEHICLE 

FUEL STATION 
 GAINESVILLE MAGISTERIAL DISTRICT 
 
ACTION:  
 

WHEREAS, this is a request for a special use permit to allow a motor vehicle fuel 
station, retail with secondary quick service food store, restaurant, and retail.  It is anticipated that 
the facility will have 20 fueling positions using 10 double-sided pump islands; and  
 

WHEREAS, the subject site is approximately ±2.53 acres and is identified on County 
Maps as GPIN 7298-61-6215 and is located at 6371 John James Way, immediately in the southwest 
corner of the intersection of John Marshall Highway (Route 55) and James Madison Highway (Route 
15).and 

 
WHEREAS, the site is designated COM-3, Commercial in the Comprehensive Plan, 

and is within the Highway Corridor Overlay District (HCOD), the Haymarket Activity Center, and the 
Agritourism and Arts Overlay District; and 
 

WHEREAS, the site is currently zoned M-2, Light Industrial, with proffers; and   
 

WHEREAS, County staff recommends that the Planning Commission recommend 
approval of this Special Use Permit for the reasons stated in the staff report; and 
 

WHEREAS, the Prince William County Planning Commission duly ordered, 
advertised, and held a public hearing on April 24, 2024, at which time public testimony was 
received and the merits of the above-referenced case were considered; and 
 

WHEREAS, the Prince William County Planning Commission finds that public 
necessity, convenience, general welfare, and good zoning practice are served by recommending 
approval of this request;  
 

NOW, THEREFORE, BE IT RESOLVED that the Prince William County Planning 
Commission does hereby close the public hearing and recommends approval of Special Use Permit 
#SUP2019-00044, Haymarket Junction Motor Vehicle Fuel Station, subject to the conditions dated 
December 20, 2023. 
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ATTACHMENT:  Conditions dated December 20, 2023.  
 
 
Votes: 
Ayes:   
Nays:   
Abstain from Vote:   
Absent from Vote:   
Absent from Meeting:   
 
 
MOTION CARRIED 
 
 
 
 
Attest:  ________________________________________________________________ 

Oly Peña 
Clerk to the Planning Commission  
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DRAFT 
SPECIAL USE PERMIT CONDITIONS 

Owner and Applicant: 1555 VA LLC (the “Applicant”) 
#SUP2019-00044 - Haymarket Junction Motor Vehicle Fuel Station  

Prince William County GPIN: 7298-61-6115 and portion of 7298-61-2713 (the “Property”) 
Special Use Permit Area: ± 2.5264 acres 

Zoning: M-2, Light Industrial 
Magisterial District: Gainesville 

Date: December 20, 2023 

The following conditions are intended to offset the impacts of the proposal and to render the 
application consistent with the applicable chapters of the Comprehensive Plan and the surrounding 
areas.  If the conditions of this Special Use Permit or the Special Use Permit Plan are in conflict 
with the Zoning Ordinance and/or the Design and Construction Standards Manual (“DCSM”), the 
more restrictive standards shall apply, except as specifically allowed by this special use permit. 

The Applicant shall file a site plan within one (1) year of approval of this special use permit by the 
Board of County Supervisors and shall have up to five (5) years from the date of final site plan 
approval to commence the proposed use.  Issuance of an occupancy permit 
constitutes commencement of the use. Applicant shall include all future owners and successors 
in interest. 
1. Site Development - The Property shall be developed in substantial conformance with the 

special use permit plan entitled, “Haymarket Junction Motor Vehicle Fuel Station,” 
prepared by Land Design Consultants, dated March, 2019, last revised December 20, 2023 
(sheet 2 of 3) (hereinafter, the “SUP Plan”), subject to minor modifications in connection 
with final site plan review or final engineering.  The use permitted with this SUP do not 
limit or restrict the by-right use otherwise allowed on the Property.

2. Use Parameters

a. Use Limitation - The use approved with this Special Use Permit shall be 
limited to a retail motor vehicle fuel station containing twenty (20) fueling 
positions, using a maximum of ten (10) double sided pumps, with quick service 
food store, retail store and restaurant.

b. Hours of Operation - Hours of operation may be twenty-four (24) hours per day, 
seven (7) days a week.

c. Outdoor Speaker System - Any outdoor speaker system shall be limited to one 
speaker per pump fueling position.  Outdoor speakers shall not be audible 
beyond the limits of the SUP area.

d. Vehicle Service and Repair - Vehicle service and/or repair shall not be 
performed in association with the motor vehicle fueling station.
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e. Cessation of Use - If the sale of motor vehicle fuel should cease for a period of 
more than one year, the Applicant or any subsequent owner of the Property shall 
notify the County of the cessation of use and shall be required to submit a 
demolition plan to the Development Services Department Building 
Development Division for the removal of the following structures within 
ninety (90) days of approval of the demolition plan:

i. Underground fuel storage tanks;

ii. Fuel dispensers;

iii. Pump islands;

iv. Overhead canopy;

v. Air and water dispensers; and

vi. Signage related to motor vehicle fuel sales.

In the event that all uses are discontinued and the Property is vacant, the owner 
shall stabilize the site using erosion control measures acceptable to the 
Prince William County Public Works Department Division of Environmental 
Services.  

3. Community Design

a. Architecture - The design of the building and fuel station canopy shall 
substantially conform with the building elevations entitled “Illustrative 
Building Elevations,” prepared by buf Studio, dated March 15, 2023 
(hereinafter, the “Elevations”). The Elevations may be subject to minor 
modification approved by the County in connection with final site plan 
review. Additional changes to the design and materials may be made provided 
that any such changes are approved by the Planning Office prior to the 
issuance of a building permit release letter.  Such approval shall be based on a 
determination that the changes result in a building that is of equal or better 
quality than that shown on the Elevations.  At least two weeks prior to 
requesting a building permit release letter from Development Services 
Department, the Applicant shall submit building elevations so that it can 
ensure compatibility of the building with the Elevations.

b. Landscaping - Landscaping shall be provided in substantial conformance with 
the landscape plan entitled, “Haymarket Junction Motor Vehicle Fuel Station,” 
prepared by Land Design Consultants, dated March, 2019, last revised 
December 20, 2023 (sheet 3 of 3).
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4. Transportation

a. Off-Site Route 55/Route 15 Intersection Improvements - Subject to Prince 
William County Department of Transportation ("County Transportation") and 
Virginia Department of Transportation ("VDOT") approval, the Applicant shall 
provide, within existing right-of-way, the lane restriping/reconfiguration and 
pedestrian crossing/signal improvements at the intersection of Route 55 and 
Route 15 (55/15 Intersection Improvements"), as depicted on the exhibit 
entitled “Transportation Improvement Design Concept” prepared by 
Gorove/Slade Associates, Inc., dated July 9, 2020. Said 55/15 
Intersection Improvements, shall not include the relocation, reconfiguration etc. 
of any major utility pole, signal control, and/or signal poles. If VDOT and 
County Transportation approve the Off-site 55/15 Intersection Improvements 
during the review of the first final site plan for a motor vehicle fuel station on 
the Property, then the Applicant shall show the 55/15 Intersection 
Improvements on the final site plan for a motor vehicle fuel station the Property 
(or on a separate re-striping plan to be submitted with the first final site plan for 
a motor vehicle fuel station the Property).  The Applicant shall provide receipts 
evidencing its design, construction, and permitting costs for the 55/15 
Intersection Improvements to County Transportation and shall be reimbursed 
by the County up to a maximum of $40,000 (i.e., the amount of funds the 
County is holding in escrow from others for such improvements).  If VDOT 
and/or County Transportation does not approve the 55/15 Intersection 
Improvements during the review of the first final site plan for a motor vehicle 
fuel station the Property, then the Applicant shall not be required to construct 
the 55/15 Intersection Improvements and shall instead make a 
monetary contribution of $48,000 to the County for future improvements (by 
others) to the Route 55/Route 15 Intersection in order to mitigate the impacts of 
the SUP use. The Applicant shall make this monetary contribution prior to and 
as a condition of final site plan approval for a motor vehicle fuel station on the 
Property.

5. Environment

a. Water Quality Monitoring/Stream Restoration - The Applicant shall contribute
$75.00 per acre (± 2.5264 acres) at the time of final site plan review for the 
County to conduct water quality monitoring, drainage improvement 
projects, and/or stream restoration.

6. Fire and Rescue

a. Emergency Spill Contingency/Notification - Prior to final site plan approval, 
the Applicant shall prepare and submit an emergency spill notification 
contingency plan and shall have the same approved by the Fire Marshal and 
posted on the premises before the issuance of any occupancy permits.  The 
Applicant shall be responsible for notifying the Fire Marshal’s Office 
immediately in the event of a spill of any petroleum or chemical waste on the



4 

Property.  The Applicant shall assume full responsibility for the costs incurred 
in the cleanup of such spills. 

b. Monetary Contribution - The Applicant shall make a $0.61 per square foot of
building area (± 6,100 square feet) monetary contribution for fire and rescue
services to the Prince William Board of County Supervisors prior to and as a
condition of issuance of the final site plan approval.  If construction is phased,
said amount shall be paid for those buildings (or phases of each) for which a
building permit is being sought.

7. Maintenance of Property

a. Graffiti Removal - The Applicant agrees to remove any graffiti from
the property.  Graffiti shall be deemed any inscription or marking on
walls, buildings or structures not permitted by the sign regulations in
Section 32-250.21 et.  seq. of the Zoning Ordinance.  Any graffiti is to be
reported to the Prince William County Police Department before removal.

b. Site Maintenance - The Owner/Applicant shall maintain the Property and
shall pick up trash, litter, and debris on a daily basis or more often if needed.

8. Signage - All signage shall be in substantial conformance with the sign elevations entitled
elevations entitled “Illustrative Sign Package,” dated March 15, 2023 (hereinafter, the
“Sign Elevations”).  In accordance with section 32-250.23 of the Zoning Ordinance, the
Applicant shall be permitted the sign modifications as proposed in the Sign Elevations.
In addition, the following shall apply to all signage and advertisements on the Property:

a. Banners, pennants, streamers, balloons, figures, and other attention getting
devices not permitted by the Zoning Ordinance shall be strictly prohibited. This
restriction is not intended to prohibit flags as permitted by the Zoning
Ordinance or grand opening signage.

b. Directional signage shall be provided as required or needed.

c. Parking and signage for handicapped customers shall be provided in
accordance with the DCSM and other current standards.

d. Unless not required by the Zoning Ordinance, sign permits are required for
all signs.  Color, scaled renderings of all signage shall be submitted as part of
the sign permit approval process.

9. Water & Public Sewer Connection - The Property shall connect to public water and public
sewer. The Applicant shall be responsible for all on-site and off-site improvements  required
to provide service for the demand generated  by the development of the Property.

10. Escalator - In the event the monetary contributions set forth in the development conditions
are paid to the Prince William Board of County Supervisors within eighteen (18) months
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of the approval of this special use permit, as applied for by the Applicant, said 
contributions shall be in the amounts stated herein. Any monetary contributions set forth 
in the development conditions which are paid after eighteen (18) months following the 
approval of this special use permit shall be adjusted in accordance with the Urban 
Consumer Price Index (“CPI-U”) published by the United States Department of Labor 
such that, at the time the contributions are paid, they shall be adjusted by the percentage 
change in the CPI-U from the date eighteen (18) months after the approval of this special 
use permit to the most recently available CPI-U to the date the contributions are paid, 
subject to a cap of six (6%) percent per year, non-compounded. 



Planning Office 
Tanya M. Washington., AICP 

Director of Planning 
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EXECUTIVE SUMMARY 
 
This is a Special Use Permit (SUP) request to allow a motor vehicle fuel station, retail with secondary 
quick service food store, restaurant, and retail. 
 
It is the recommendation of staff that the Planning Commission recommend approval of Special Use 
Permit #SUP2019-00044, Haymarket Junction Motor Vehicle Fuel Station, subject to the conditions 
dated December 20, 2023.  
 
 
 
 

PC Meeting Date: April 24, 2024 
Agenda Title: Special Use Permit #SUP2019-00044, Haymarket Junction Motor Vehicle 

Fuel Station 
District Impact: Gainesville Magisterial District 
Requested Action: Recommend Approval of Special Use Permit #SUP2019-00044, 

Haymarket Junction Motor Vehicle Fuel Station, subject to the conditions 
dated December 20, 2023. 

Department: Planning Office 
Case Planner: Alex Vanegas, AICP, CPM, CZA 
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BACKGROUND 
 

A. Request: This is a Special Use Permit (SUP) request to allow a motor vehicle fuel 
station, retail with secondary quick service food store, restaurant, and retail.  It is 
anticipated that the facility will have 20 fueling positions using 10 double sided pump 
islands.  

B. Site Location:  The subject site is approximately ±2.53 acres and is identified on County 
Maps as GPIN 7298-61-6215 and is located at 6371 John James Way, immediately in 
the southwest corner of the intersection of John Marshall Highway (Route 55) and 
James Madison Highway (Route 15). 

C. Comprehensive Plan: The site is designated COM-3, Commercial in the Comprehensive 
Plan, and is within the Highway Corridor Overlay District (HCOD), the Haymarket 
Activity Center, and the Agritourism and Arts Overlay District.    

D. Zoning:  The property is zoned M-2, Light industrial with proffers pursuant to REZ1997-
0009.   

 
E. Surrounding Land Uses:  The following table summarizes the area characteristics: 

 

 
The surrounding uses and land use designations are compatible with the requested Special 
Use Permit. 

 
F. Background & Context:  The Applicant/Owner 1555VA, LLC is requesting a special use 

permit for a motor vehicle fuel station, retail with secondary quick service food store, 
restaurant, and retail. It is anticipated that the facility will have 20 fueling positions using 
10 double sided pump islands with the main building consisting of approximately 6,100 
square feet of gross floor area. The facility may operate 24 hours a day, 7 days a week. 

 
 

Direction Land Use Long Range Future Land Use  Zoning 

North  John Marshall 
Highway and 
Shopping Center 

 MU-3, Mixed Use 3 Transect  A-1, Agricultural and 
PMD, Planned Mixed 

District 

South Commercial 
Uses    

COM-3, Commercial   A-1, Agricultural and 
 M-2, Light Industrial 

East Town of 
Haymarket     

Town of Haymarket A-1, Agricultural and 
Town of Haymarket 

West Vacant Parcel I-3, Industrial Transect 3  B-1, General Business 
and M-2, Light Industrial 
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STAFF RECOMMENDATION 
 
Staff recommends that the Planning Commission recommend approval of Special Use Permit 
#SUP2019-00044, Haymarket Junction Motor Vehicle Fuel Station, subject to conditions dated 
December 20, 2023, for the following reasons: 
 

• As proposed, this use will help deliver services and amenities to the surrounding 
area and are permitted subject to the conditions of an approved SUP. 
 

• The conditions successfully mitigate the impacts of the proposed use associated with 
this SUP.  
 

 
Comprehensive Plan Consistency Analysis 
 
Long-Range Land Use:  The site is in the Haymarket Activity Center and is designated as Commercial, 
COM-3, in the Comprehensive Plan, which provides for commercial areas to serve surrounding 
residential neighborhoods and the larger community. Access to commercial uses in the T-3 should be 
along major roadways and T-2 shall be limited to abutting arterial or collector roadways, except where 
inter-parcel connections are provided between abutting commercial sites. Pedestrian access to 
adjacent and nearby residential areas where appropriate shall be encouraged. Vertical mixed use 
allows for residential uses above the first floor. The intent is to create vibrant, diverse places to 
accommodate a variety of business needs. 
 
Level of Service:  The Level of Service (LOS) impacts for the requested motor vehicle fuel station are 
being mitigated by the monetary contributions, subject to the applicant’s Special Use Permit (SUP) 
conditions dated December 20, 2023, as indicated below.    
 

Fire & Rescue $0.61 per SF 6,100 sq. ft. building plus 
canopy area (sq. ft. will be 
determined with Final Site Plan) 

$3,721.00 

Water Quality $75 per acre ±2.526 acres $    189.45 

TOTAL   $3,910.45  
 

 
 
Strategic Plan 
 
Resilient Economy:  The requested Special Use Permit is associated with building, parking lot 
improvements, new signage, and a new fuel station for a motor vehicle fuel station.  The construction 
associated with the project will provide some immediate job opportunities and jobs will be created 
within the motor vehicle fuel station, which conforms to the County’s Resilient Economy objective to 
continue efforts to preserve and expand the commercial tax revenue base in the County.  
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Community Input 

Notice of this Special Use Permit (SUP) application has been transmitted to the property owners within 
500 feet of the subject property.  At the time of this Staff Report, the County’s Planning Office has not 
received any feedback from the community regarding this SUP application and Staff is unaware of any 
opposition for the project. 

Other Jurisdiction Comments 

The application review included the Town of Haymarket and Virginia Department of Conservation and 
Recreation. 

Legal Issues 

If the special use permit is approved, the motor vehicle fuel station and retail with secondary quick 
service food store, restaurant, and retail and associated waivers and modifications, would be 
allowed subject to the conditions. Legal issues resulting from the Board of County Supervisors’ 
action are appropriately addressed by the County Attorney’s Office. 

Timing 

The Planning Commission has until July 23, 2024, which is 90 days from the first public hearing date, 
to act on the Special Use Permit request.  A recommendation to approve or deny the request would 
meet the 90-day requirement.   

STAFF CONTACT INFORMATION 

Alex Vanegas, AICP, CPM, CZA | (703) 792-8127 
avanegas@pwcgov.org  

ATTACHMENTS 

Staff Analysis 
Special Use Permit Plan (SUP Plan) 
Auto-turn Exhibit Transportation Improvement Design Concept 
Conceptual Drawings 
Contextual Exhibit 
Historical Commission Res. No. 19-042 

mailto:avanegas@pwcgov.org
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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 No 

Fire and Rescue Yes 

Police Yes 

Potable Water Yes 

Sanitary Sewer Yes 

Transportation Yes 

Part II.  Comprehensive Plan Consistency Analysis 

The following tables and maps summarize the area characteristics: 

Direction Land Use Long Range Future Land Use 

North John Marshall 
Highway and 
Shopping Center 

 MU-3, Mixed Use 3 Transect 

South Commercial 
Uses 

COM-3, Commercial 

East Town of 
Haymarket    

Town of Haymarket 

West Vacant Parcel I-3, Industrial Transect 3
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Direction Land Use Zoning 

North  John Marshall 
Highway and 
Shopping Center 

A-1, Agricultural and 
PMD, Planned Mixed 

District 

South Commercial 
Uses    

A-1, Agricultural and 
 M-2, Light Industrial 

East Town of 
Haymarket     

A-1, Agricultural and 
Town of Haymarket 

West Vacant Parcel B-1, General Business 
and M-2, Light Industrial 
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Long-Range Land Use Plan Analysis 

 
The County’s 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.  

• promotes distinct centers of commerce and centers of community.  
• complements, preserves, protects, and respects the cultural and natural resources in 

the County.  
• 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 the existing neighborhoods in the County. 

 
The property is approximately ±2.53 acres and is identified on County Maps as GPIN 7298-61-6215 
and is located at 6371 John James Way, immediately in the southwest corner of the intersection of 
John Marshall Highway (Route 55) and James Madison Highway (Route 15). The property is currently 
designated as COM-3, Commercial in the County’s Comprehensive Plan and is in the Haymarket 
Activity Center.  The following table summarizes the uses and densities intended within the COM-3 
land use designation: 
 

Long Range Land Use 
Map Designation 

Intended Uses and Densities 

Commercial (COM-3) 

 

 

 

 

 

 

 

 

 

 

Haymarket Activity 
Center 

The purpose of this classification is to provide commercial areas to serve 
surrounding residential neighborhoods and the larger community.  
Access to commercial uses in the T-3 should be along major roadways 
and T-2 shall be limited to abutting arterial or collector roadways, except 
where interparcel connections are provided between abutting 
commercial sites.  Pedestrian access to adjacent and nearby residential 
areas where appropriate should be encouraged.  Vertical mixed-use 
allows for residential uses above the first floor.  The intent is to create 
vibrant, diverse places to accommodate a variety of business needs. 
 
The primary uses in the Commercial, T-3 land use designation include 
retail, retails service, lodging, and office uses while secondary uses are 
residential.  The implementing zoning districts in the T-3 are PBD, B-1, B-2, 
O(M), or MXD-C.  The COM-3 designation can include a mix of uses to 
include non-residential: 0%-100%, residential: 0%-25%, and civic: 0-5%, 
with a minimum of 20% open space. 
 
The study area consists of approximately 450 acres located near the I-66 
and Route 15/James Madison Highway interchange in northern Prince 
William County.  Interstate 66 bisects this Activity Center (north and 
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south).  This Activity Center is generally bounded by the Dominion Valley 
and Stoney Branch Crossing subdivision in the north and Villages of 
Piedmont and conservation area in the south, the Town of Haymarket in 
the east, and the Heflin Farm and Antioch Road in the west. 
 
 
 

 
Proposal’s Strengths 

• Land Use & Zoning Compatibility:  The property’s Commercial (COM-3) is consistent 
with and compatible to the development in the surrounding area.   

 
• Use Consistency with Surrounding Area:  A motor vehicle fuel station with retail and 

convenience store is a permitted use in the B-1, General Business, subject to approval 
of a Special Use Permit (SUP).  The property is surrounded by vacant land zoned for 
commercial uses.  Given the character of the surrounding area, the requested motor 
fuel station with 10 fuel pump islands, back-to-back (total of 20 fueling positions) is a 
supporting and complementary use for the surrounding area. 

 
Proposal’s Weaknesses 
 

• There were no weaknesses with the requested Special Use Permit (SUP) that were 
correlated to or associated with the County’s Long-Range Land Use Plan. 

 
Consistency Recommendation 
 
Staff recommends that this application is consistent with the relevant components of the Long-
Range Land Use Plan. 
 
 

Community Design Plan Analysis 
 
The County’s 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 
 

• Architecture:  The architectural renderings of the new motor fuel facility with 
convenience appear to be in substantial conformance to and compatible with the 
surrounding environment. Overall, the new motor vehicle fuel facility presented with 
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this Special Use Permit (SUP) is consistent with and complementing for the 
architecture character of the neighboring commercial units, and immediate local 
community.  

 
• Landscaping: The applicant has proffered to be in substantial conformance with the 

landscaping plan entitled, “Haymarket Junction Motor Vehicle Fuel Station,” prepared 
by Land Design Consultants, dated March 2019, last revised December 20, 2023, 
which include a substantial amount of landscaping around the perimeter of the 
property and will utilize the species selection of the Living Legacy palette as noted in 
the “Journey through Hallowed Ground Partnership, the Living Legacy Project Master 
Plan.”  

 
Proposal’s Weaknesses 
 

• There were no weaknesses with the proposed Special Use Permit (SUP) that were 
identified. 

 
Consistency Recommendation 
 
Staff recommends that this application is consistent with the relevant components of the 
Community Design Plan.  
 

Cultural Resources Plan Analysis 
 
The County’s Cultural Resources Plan recommends identifying, preserving, and protecting Prince 
William County’s significant historical, archaeological, architectural, and other cultural resources.  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 identification, preservation, protection, and maintenance of all cemeteries and/or 
gravesites located within the County. 
 
There are no archaeological and architectural sites or graves recorded in the project area.  The 
County’s Historical Commission reviewed this request at its August 13, 2019, meeting and 
recommended that the applicant fabricate and install up to two interpretive markers, similar to Civil 
War Trail signs, with the Journey Through Hallowed Ground and Civil Ware Activity at Haymarket as 
their subjects, with specific content to be determined by the Historical Commission at a later date.  
The Historical Commission’s Resolution No. 19-042 for this SUP is attached at the end of this report. 
 
Proposal’s Strengths 
 

• There were no strengths provided with the requested Special Use Permit (SUP). 
 

Proposal’s Weaknesses 
 

• There were no weaknesses with the requested Special Use Permit (SUP).  
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Consistency Recommendation 
 
Staff recommends that this application is consistent with the relevant components of the Cultural 
Resources Plan. 

 
 

Environment Plan Analysis 
 
The County’s 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. 
 
Water Quality 
 
The Applicant has been conditioned through this Special Use Permit (SUP) to make a monetary 
contribution to the Board of County Supervisors in the amount of $75.00 per acre for water quality 
monitoring, drainage improvements, and/or stream restoration projects.  This contribution shall be 
made prior to and as a condition of final Site Plan approval with the amount to be based on the site 
area acreage. 
 
Proposal’s Strengths 
 

• Landscaping - Landscaping shall be provided in substantial conformance with the landscape 
plan entitled, “Haymarket Junction Motor Vehicle Fuel Station,” prepared by Land Design 
Consultants, dated March 2019, last revised December 20, 2023.  

 
Proposal’s Weaknesses 
 

• Buffering Requirements: A 15’ wide buffers along adjacent properties zoned for light 
industrial uses is not provided and an HCOD buffer on portions of the property.  

 
 
Consistency Recommendation 
 
Staff recommends that this application is inconsistent with the relevant components of the 
Environment Plan. 
 
 

Economic Development 
 
The County’s Economic Development Plan sets out policies and action strategies that aims to foster 
the growth of environmentally sound industries to create quality jobs and diversify the nonresidential 
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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 
 

• New Motor Vehicle Fuel Station with Convenience Store:  The requested Special Use 
Permit (SUP) expands the commercial tax revenue base and helps to enhance 
commercial/retail uses in the area. 

 
 
Proposal’s Weaknesses 
 

• There were no weaknesses with the proposed Special Use Permit (SUP) that were 
correlated to or associated with the County’s Economic Development Plan. 

 
Consistency Recommendation 
 
Staff recommends that this application is consistent with the relevant components of the County’s 
Economic Development Plan. 
 
 

Fire and Rescue Plan Analysis 
 
The County’s 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 #24 is the first due fire/rescue resource for the property.  The property is located 
inside the required 4.0-minute travel time for Basic Life Support and Fire Suppression and the 
required 8.0-minute travel time for Advanced Life Support.  In FY 2023, Station #24 responded to 1,490 
incidents with a workload station capacity of 2,000 incidents per year. 
 
Per the Applicant’s Special Use Permit Conditions, the Applicant shall make a monetary contribution 
of $0.61 per square foot of any building area to be constructed on the property for fire and rescue 
services to the Board of County Supervisors prior to and as a condition of issuance of the building 
permit.  
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Proposal’s Strengths 
 

• Inside of 4.0-Minute Travel Time:  The property is currently located within the required 
4.0-minute travel time for fire suppression and basic life support.   

 
• Inside of 8.0-Minute Travel Time:  The property is located within the required 8.0-

minute travel time for advanced life support services. 
 
Proposal’s Weaknesses 
 

• None Identified. 
 
Consistency Recommendation 
 
Staff recommends that this application is consistent with the relevant components of the Fire and 
Rescue Plan.  

 
 

Police Plan Analysis 
 
The County’s Police Plan is designed to promote the Prince William County’s public safety strategic 
goal to continue to be a safe community, reduce criminal activity, prevent personal injury and loss of 
life and property, and ensure effective and timely responses throughout the County.  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. 
 
At this time, the County’s Police Department believes that this application will not create a significant 
impact on calls for service.  The Applicant should coordinate with the County’s Police Department as 
the site develops and apply the various Crime Prevention Through Environmental Design (CPTED) 
principles, which can be found at the following:   
 

• https://www.pwcva.gov/assets/documents/police/002035.pdf  
 
Details on the type(s) of onsite security measures should also be considered, including access control, 
surveillance cameras, alarm systems, security, and onsite lighting. 
 
 
Proposal’s Strengths 
 

• No Significant Impact:  The County’s Police Department believes that this application 
will not create significant impacts on calls for service.  

https://www.pwcva.gov/assets/documents/police/002035.pdf
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• Graffiti Removal & Reporting:  As conditioned through this report, the Applicant 
agreed to promptly remove any graffiti from the property.  Any graffiti on the property 
shall be reported to the County’s Police Department before removal.   

 
 
Proposal’s Weaknesses 
 

• There were no weaknesses with the proposed Special Use Permit (SUP) that were 
correlated to or associated with the County’s Police Plan. 

 
Consistency Recommendation 
 
Staff recommends that this application is 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, and 
the use of private wells or public water. 
 
The subject property is within the Prince William County Service Authority’s service area. Public 
water is available, from an existing 18-inch water main on the adjacent site along the northern 
property boundary and an existing 18-inch water main in James Madison Highway.  
 
Depending on the final configuration of any proposed on-site water mains, additional water main line 
extensions may be required by the Prince William County 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 the subject property and the 
above-listed requirements in accordance with all applicable the Prince William County Service 
Authority and County and State requirements, standards, and regulations.   
 
 
Proposal’s Strengths 
 

• Water Connection & Service:  The property has access to public water and as 
conditioned, the Applicant is responsible for on-site or off-site improvements needed 
to facilitate an increase in future demand generated by the property.  

 
Proposal’s Weaknesses 
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• There were no weaknesses with the requested Special Use Permit (SUP) Amendment 

that were correlated to or associated with the County’s Potable Water Plan. 
 
Consistency Recommendation 
 
Staff recommends that this application is 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.   
 
The subject property is within the Prince William County Service Authority’s service area. The property 
has access to public sewer by an existing 3-inch low pressure force main located on the adjacent site 
along the northern property boundary.  
 
The Applicant shall design and construct all new onsite and offsite sanitary sewer utility improvements 
necessary to develop the subject property and the above listed requirements in accordance with the 
Prince William County Service Authority’s Standards Manual and the County and State requirements, 
standards, and regulations. 
 
Proposal’s Strengths 
 

• Sewer Connection & Service: As conditioned, the site shall be connected to a public 
sewer with the Applicant bearing all costs and responsibilities for such connections 
including planning, designing, and constructing the sewer service to the Property. 

 
Proposal’s Weaknesses 
 

• There were no weaknesses with the requested Special Use Permit (SUP) that were 
correlated to or associated with the County’s Sanitary Sewer Plan. 

 
Consistency Recommendation 
 
Staff recommends that this application is 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.  The County recognizes that it is not possible to 
address congestion through road investments alone and has reduced the acceptable standard to 
(LOS) of “E” specifically in Small Area Plans, in Activity Centers, and on Arterials. Projects should include 
strategies that result in a level of service (LOS) of “E” 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.  
 
Ingress and egress to the property will be through access points on John James Way which will be 
accessed through a signalized intersection on John Marshall Highway.   
 
A Traffic Impact Analysis (TIA) entitled,” Traffic Impact Study-Haymarket Junction” prepared by Gorove 
/Slade was provided with this application.   
 
Proposal’s Strengths 
 

• Off-Site Route 55/Route 15 Intersection Improvements - Subject to Prince William County 
Department of Transportation ("County Transportation") and Virginia Department of 
Transportation ("VDOT") approval, the Applicant shall provide, within existing right of way, 
the lane restriping/reconfiguration and pedestrian crossing/signal improvements at the 
intersection of Route 55 and Route 15.   
 

• Connection to Existing Sidewalk – The Applicant will build an onsite sidewalk that will have 
pedestrian access to a sidewalk along John Marshall Highway that improves pedestrian and 
multimodal flow from the surrounding community.   

 
Proposal’s Weaknesses 
 

• There were no weaknesses with the requested Special Use Permit (SUP) that were correlated 
to or associated with the County’s Transportation Plan. 

 
Consistency Recommendation 
 
Staff recommends that this application is consistent with the relevant components of the 
Transportation Plan.       
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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 2021-2024 Strategic Plan was developed through extensive 
community input, research of County policies and services and interviews with the Board to collect 
input on strategic priorities for the County over the next 4 years.  The Plan envisions Prince William 
County as a diverse community striving to be healthy, safe, and caring with a thriving economy and a 
protected natural environment.  In an effort to implement this vision, the Strategic Plan Team 
developed seven strategic focus areas to guide Board actions: “Health, Wellbeing & Human Services,” 
“Safe and Secure Community,” “Resilient Economy,” “Quality Education & Workforce Development,” 
“Environmental Conservation,” “Sustainable Growth,” and “Transportation and Mobility”.  Collectively, 
these goals 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 County’s 
Comprehensive Plan and they 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: 
 

• Resilient Economy: The proposed SUP is favorably aligned with the County’s Resilient 
Economy objective to continue efforts to preserve and expand the commercial tax revenue 
base and help to enhance commercial/retail uses. The business will support the existing 
residential and commercial/retail uses in the immediate vicinity, create jobs, and expand the 
commercial tax base. Therefore, the project aligns with the Strategic Plan goal to provide a 
resilient economy. 
 

• Transportation and Mobility:  The requested Special Use Permit (SUP) is favorably aligned with 
the County’s Transportation and Mobility objective to improve multi-modal options. The 
Applicant will provide on-site pedestrian access to an existing sidewalk that runs along the 
frontage of John Marshall Highway 

 
Materially Relevant Issues 

 
This section of the report is intended to identify 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 materially 
relevant issues in this case are as follows: 
 

• There were no materially relevant issues identified with this Special Use Permit (SUP).  
 

Modifications / Waivers 
 

• None Identified 
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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: 
 

• PWC Archaeologist 
• PWC Building Official 
• PWC Economic Development 
• PWC Fire Marshal Office 
• PWC Historical Commission 
• PWC Planning Office – Case Manager / Long-Range Planning  
• PWC Police / Crime Prevention 
• PWC Public Works – Environmental Services / Watershed Management 
• PWC Service Authority 
• PWC Transportation 
• Virginia Department of Transportation (VDOT) 
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