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MOTION: July 20, 2021
Regular Meeting

SECOND: Res. No. 21-

RE: INITIATE COMPREHENSIVE PLAN AMENDMENT #CPA2021-00005, COMPTON

PROPERTY - AMAZON DATA SERVICES - BRENTSVILLE MAGISTERIAL DISTRICT

ACTION:
WHEREAS, under Section 15.2-2229 of the Virginia Code, the Prince William Board
of County Supervisors (Board) may consider amendments to the Comprehensive Plan; and

WHEREAS, an application for an amendment to the Comprehensive Plan was
received to change the Long Range Land Use designation for approximately +77.917 acres
(Property) from General Commercial (GC) and Suburban Residential Medium (SRM) to Flexible Use
Employment Center (FEC) for three (3) parcels identified on County maps as GPINs 7696-56-8064,
7696-56-3095, and 7696-47-455979; and

WHEREAS, initiation allows for a more detailed analysis of the requested use and
impact on Prince William County; and

WHEREAS, the initiation is for a targeted industry use as identified by the Board to
support a robust economy; and

WHEREAS, this request aligns and compliments the initiation of the Data Center
Opportunity Zone Overlay District by the Board on May 18, 2021; and

WHEREAS, initiation would provide an opportunity to align decisions regarding
technology and connectivity options with the Technology and Connectivity Chapter; and

WHEREAS, County staff recommends that the Board initiate this Comprehensive
Plan Amendment; and

WHEREAS, the Board finds that initiation of the Comprehensive Plan Amendment
guides and accomplishes a coordinated, adjusted and harmonious development of the territory
which will, in accordance with present and probable future needs and resources, best promote the
health, safety, morals, order, convenience, prosperity, and general welfare of the inhabitants,
including the elderly and persons with disabilities;

NOW, THEREFORE, BE IT RESOLVED, that the Prince William Board of County
Supervisors hereby initiates an amendment to the Comprehensive Plan for GPINs 7696-56-8064,
7696-56-3095, and 7696-47-455979 from General Commercial (GC) and Suburban Residential
Medium (SRM) to Flexible Use Employment Center (FEC).
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surrounded by B-1, General Commercial, R-6, Suburban Residential, and R-16,
Suburban Residential, zoned properties. Across Ashton Avenue is a quarry which is
zoned A-1, Agricultural. The existing land uses of the surrounding properties include
large scale retail, commercial, multi-family, and single-family attached residences.

Demographics - The following table summarizes the range of demographic impacts
of both the existing long-range land use designations and the changes proposed
with this CPA application (for a summary of assumptions see attachment).

CPA2021-00005 Existing Capacity Proposed Capacity
Compton -
Property Low High Low High

Non-residential

(Potential GFA) 539,883 1,079,765 848,549 1,697,098

Total Jobs 1,193 2,388 2,192 4,385

Dwelling Units 63 95 0 0

People 191 288 0 0

Concurrent Data Center Campus Proposal
Rezoning #REZ2021-00019 and Special Use Permit #SUP2021-00030

Total Proposed GFA 1,062,048

Concurrent Rezoning - The Applicant has submitted Rezoning #REZ2021-00019,
Compton Property, to rezone +77.014 acres from A-1, Agricultural to PBD, Planned
Business District, and to rezone 0.902 acres from B-,1 General Business, to PBD,
Planned Business District, for the purpose of developing a data center and an electric
substation, and Special Use Permit #SUP2021-00030, Compton Property to allow for
the data center use and the electrical substation outside the data center overlay
district. If initiated the CPA would be concurrently processed with the rezoning and
special use permit applications.

Strategic Plan - On January 24, 2017, the Board adopted a Strategic Plan that seeks
to significantly expand the County’'s commercial tax base. The Board is currently
reviewing the draft 2021 - 2024 Strategic Plan and a draft is available on the County's
website at www.pwcva.gov/strategic-plan. The proposed draft includes a resilient
economy goal which also proposes continued expansion of the County's commercial
tax base as well as attract and expand targeted industries.

Staff Evaluation of Proposed Request for Initiation - Staff has evaluated this request
with the purpose of recommending whether to initiate the application as proposed,
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Applicant’s Justification Narrative

NARRATIVE DESCRIPTION
REZONING
COMPREHENSIVE PLAN AMENDMENT
SPECIAL USE PERMIT
AMAZON DATA SERVICES, INC.
GPINs: 7696-56-8064, 7696-56-3095, 7696-47-4559 (the “Property”)
+/- 78 ACRES

June 3, 2021

Overview

Amazon Data Services, Inc. (the “Applicant™) is the applicant for the proposed rezoning
and comprehensive plan amendment applications (the “*Applications™) and contract purchaser of
GPINs 7696-56-8064, 7696-56-30935 and 7696-47-4559 (the “Property™). The Estate of Lewis

Percival Ashby Jr. is the owner of all three parcels.

The Property is located 2/3 ot a mile northwest of the Godwin Drive (Route #661) — Sudley
Road (Route #234) intersection, bounded on the northeast by Sudley Road and southwest by
Ashton Avenue. The Property is just over 79 acres of farmland and zoned to the Agriculture (*A-

1™y Zoning District pursuant to § 32-301 of the Prince William Zoning Ordinance (the “Zoning

Ordinance™).

The Applicant requests a Comprehensive Plan Amendment to replan the Property from
General Commercial (“GC”) and Suburban Residential Medium (“SRM™) to the Flexible Use
Employment Center (“FEC”) classification. The Applicant concurrently requests a rezoning of the
Property from the A-1 District to the Planned Business Development (“PBD™) District
administered as the Flexible Office (“O(I")") District to accommodate development with data
center uses up to 75 feet in height. The Applicant also requests approval of Special Use Permits to

allow the data center and substation uses outside the Data Center Overlay District.

The Applicant respectfully submits that the proposed Applications meet the intent of the
current Comprehensive Plan recommendations while positioning the Property to contribute

meaningfully to Prince William County’s commercial tax base.

EAST179709699.3
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Applicant’s Justification Narrative

NARRATIVE DESCRIPTION
REZONING
COMPREHENSIVE PLAN AMENDMENT
SPECIAL USE PERMIT
AMAZON DATA SERVICES, INC.
GPINs: 7696-56-8064, 7696-56-3095, 7696-47-4559 (the “Property”)
+/- 78 ACRES

June 3, 2021

Land Use

The Property is located on the south side of Sudley Road, north of Ashton Avenue, east of
Crestwood Drive, and west of the Manassas Mall. The Property was long used as a family farm in
a largely rural area, but the surrounding land use patterns have changed dramatically: in place ol
farmland, the Property is now bordered on the southeast and north by the Business (“B-17) Zoning
District, the Residential-16 (“R-16") Zoning District to the northeast, and although land to the
southeast is also in the A-1 Zoning District, Vulcan owns and operates a large quarry and mine

across Ashton Avenue.

Those changes have only accelerated in the past decade. More affordable technology and
a shift to cloud computing has encouraged more businesses to adopt, and employees to embrace,
hybrid work-from-home models. Online retail has fundamentally changed customers’ relationship
to traditional retail. These changes are likely to stay with us for the foreseeable future, particularly
in light of the challenges of the past year. Data centers are a critical component of the new online

infrastructure, and land use patterns and demand for real estate have adjusted accordingly.

The industry has been a welcome source of investment in many communities. Data centers
create long-term technology jobs and a number of short-term construction jobs. The use generates
real estate taxes and, in Prince William County, the computer and peripherals tax. Relative to most
uscs - in particular office, retail and residential - data centers demand little in terms of public
services and generate few trips. And data centers themselves have transformed for the better over
the years: they are much more attractive, often resembling a typical office building, and their
designs are more sustainable. The use is a desirable and important piece of the modern commercial

corridor.

EAST179709699.3
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Applicant’s Justification Narrative

NARRATIVE DESCRIPTION
REZONING
COMPREHENSIVE PLAN AMENDMENT
SPECIAL USE PERMIT
AMAZON DATA SERVICES, INC.
GPINs: 7696-56-8064, 7696-56-3095, 7696-47-4559 (the “Property”)
+/- 78 ACRES

June 3, 2021

The Property is ideally positioned for data center development given its context and its
surrounding land uses. The Manassas Mall borders the southeast, Vulcan Quarry to the southwest
and various commercial uses to the north. On-site trees offer natural screening and buffering from
adjacent uses. Indeed. the Data Center Opportunity Overlay District lies just to the southwest of
the Property, across Aston Avenue. While it does not extend to the Property, there is no meaningful
difference between the Vulean Quarry and the Property in terms of data center development
potential or access to infrastructure. The Prince William Board of County Supervisors established
the Data Center Opportunity Zone Overlay District in areas “where there is existing infrastructure
that could adequately support the proposed use.” The Applicant respectfully submits that data

centers are as appropriate on the Property as they are on Vulcan’s lands directly to the south.

The Property’s current planned land use does not embrace its highest and best use. The
Prince William County Comprehensive Plan (the “Comprehensive Plan™) recommendations
envision traditional office and retail in the Sudley corridor. The Property is planned mostly for GC
uses, with a small western portion planned for SRM uses. The GC land use classification
recognizes “areas of existing commercial activity along major County roadways . . .” and
encourages a mix of commercial uses, including office and retail. The SRM, on the other hand,

promotes new residential uses.

The Applicant submits that data centers can play a key role meeting the County’s economic
and acsthetic expectations for the Sudley corridor while putting vacant land to good use. With
architectural design resembling office buildings and appropriate buffering and landscaping (as
discussed in more detail in the Community Design section), data center development can
implement the County’s vision for Sudley Road while contributing a critical source of consistent
revenue to Prince William County. This can be achieved without the same impact to the local
public services and infrastructure that comes with office, retail and residential, and with the added

tax revenue that data centers often generate.

EAST1179709699.3
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Applicant’s Justification Narrative

NARRATIVE DESCRIPTION
REZONING
COMPREHENSIVE PLAN AMENDMENT
SPECIAL USE PERMIT
AMAZON DATA SERVICES, INC.
GPINs: 7696-56-8064, 7696-56-3095, 7696-47-4559 (the “Property”)
+/- 78 ACRES

June 3, 2021

The Applicant’s proposed reclassification of the planned land use for the Property from
GC and SRM to FEC meets the County’s original vision and positions the Property for
development in a changing economy. The Flexible Use Employment Center is designed for
“employment uses situated on individual sites or in campus-style ‘parks’.” It recommends uses
analogous to data centers, including light manufacturing, “start-up™ businesses and office. Retail
is considered a secondary use. In other words, the FEC classification is similar to the GC
classification, although more appropriately designed for the modern commercial corridor. Indeed,
the anticipated E-Commerce Overlay District is proposed to apply to the Property and Sudley Road
generally; the FEC classification is appropriate to implement the County’s vision for E-Commerce,
and data centers are entirely compatible with the distribution and warehousing uses recommended

within the E-Commerce Overlay District.

The proposed rezoning to the PBD District implements the planned land use of FEC
designated areas and ensures Sudley Road will continue its development as a commercial corridor.
The Property will be administered as a single landbay under the Office/Flex (“O(F)"} Zoning
District regulations, which is also intended to implement the FEC classification of the
Comprehensive Plan. Some supporting retail may be permitted, similar to the existing GC
classification. Data centers are permitted by Special Use Permit outside the Data Center

Opportunity Overlay District.

The Applicant’s proposed Applications fit squarely within the Comprehensive Plan’s
policies that ensure “adequate land uses necessary to provide a supply of land that allows the
County to compete . . . for advanced technological industries and other economic development
opportunities . . ..” (LU-Policy 1). In short, the proposed applications will promote a targeted
industry, reduce trips and impacts to public services relative to the Property’s planned land uses,

and contribute meaningfully to the County’s finances.
-4-
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Applicant’s Justification Narrative

NARRATIVE DESCRIPTION
REZONING
COMPREHENSIVE PLAN AMENDMENT
SPECIAL USE PERMIT
AMAZON DATA SERVICES, INC.
GPINs: 7696-56-8064, 7696-56-3095, 7696-47-4559 (the “Property”)
+/- 78 ACRES

June 3, 2021

Development

¢ Community Design

The Applicant is committed to ensuring high-quality development on the Property as
shown on the Master Zoning Plan titled “Master Zoning Plan for Compton Property™ prepared by
Bohler (the “MZP”). The well-rounded land use plan will include open space, landscaping and
noteworthy architecture that will help establish Sudley Road as a modern commercial corridor.
Where possible, the Applicant has sought to implement meaningful setbacks and limits of

disturbance to create an attractive development that is sensitive to its neighbors.

The MZP includes 50" landscaped buffers on all borders. Development is limited to
specific limits of disturbance that maintains substantial existing tree canopy and creates
opportunities for screening. Where existing tree cover does not provide sufficient bulfering, the
Applicant has proposed an enhanced landscape buffer, as shown on the landscaping plan provided
as Sheet 3 of the MZP. The proposed substation in the southern corner of the Property is buffered
by the largest portion of existing tree canopy where it will be effectively screened. The substation
is also placed closest to the Vulcan Quarry and the Manassas Mall, away from more sensitive
commercial and residential uses. By virtue of the limits of disturbance, all buildings and travel
way$ are set back significantly from the borders - particularly from the residential community to

the northwest.

The Applicant is sensitive to its residential neighbors to the north. Included in the
application materials is a cross-section depicting the effectiveness of the proposed screening and

landscaping. The proposed height of the data center buildings is offset by the change in grade from

EAST179709699.3
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Applicant’s Justification Narrative

NARRATIVE DESCRIPTION
REZONING
COMPREHENSIVE PLAN AMENDMENT
SPECIAL USE PERMIT
AMAZON DATA SERVICES, INC.
GPINs: 7696-56-8064, 7696-56-3095, 7696-47-4559 (the “Property”)
+/- 78 ACRES

June 3, 2021

north to south. A combination of existing and new landscaping, as shown in the exhibit, will

effectively minimize the visibility of the data centers.

To the extent that the buildings will be visible, the Applicant is known for its high-quality
architectural standards. Future data centers on the Property will resemble office buildings in many
ways, achieving a key aesthetic policy of the Comprehensive Plan. The proposed development will
set a high standard in the Sudley and Ashton corridors, particularly considering the existing uses
in the area: low-rise commercial, large parking lots and the Vulecan quarry, for example. Notably,
parking for the Property is limited given the low number of trips generated by data centers; parking
is pulled in towards the center of the site, providing visual relief for passers-by. Conversely, the
current planned land use (in particular, the GC designation) would promote more of the same

parking intensive uses.

Finally, as recommended by the Comprehensive Plan, the Property is served by existing
sidewalks on Ashton Avenue and Sudley Road, providing critical links to the surrounding uses
and pedestrian network. Employees will be able to walk to the secure campus, further reducing the

use’s reliance on the transportation network.
The Applicant submits that the proposed Comprehensive Plan Amendment and Rezoning
achieves the overall land use policies of the Comprehensive Plan and will implement a notable,

fiscally positive commercial development in this important section of Prince William County.

¢ Economic Development

Data centers are a targeted industry identified in the Prince William County marketing plan

and a key component of the County’s effort to increase the commercial tax base. The proposal is
-6-
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consistent with Prince William’s plan to attract data center development, including the
Comprehensive Plan’s policies that ensure “adequate land uses necessary to provide a supply of
land that allows the County to compete . . . for advanced technological industries and other

economic development opportunities . . .."” (LU-Policy 1).

A robust tax base is of paramount importance during the ongoing economic and publi¢
health crisis. As noted above, the market’s relationship to traditional office and retail has changed,
and demand for real estate for those uses have shifted land use patterns around the region. Data
centers are well-positioned to fill a gap in many commercial corridors. Indeed, the fiscal benefits
of data center development are difficult to ignore at a time like this: through real property taxes
and the computer and peripherals tax, data centers are poised to contribute a meaningful share of
the County’s budget in the years to come. Unlike residential or commercial uses, data centers have
little to no impact on surrounding road networks (due to low trip generation), libraries, mental
health facilities, schools and other public infrastructure. The proposed FEC planned land use and
rezoning to the PBD district will offer much-needed flexibility to achieve the economic

development and land use priorities of Prince William County
s Housing

This application does not propose a residential component.

EAST179709699.3
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June 3, 2021

Education

e Schools

This application does not propose residential development. It will not impact the public-

school system.
e Libraries

This application does not propose residential development. It will not impact the public

library system.

Parks, Open Space and Trails

Data centers generate little demand for parks, open space and trails given the relatively low
number ol long-lerm employees. With that said, however, the Applicant is commitled 1o providing
on-site open space for visual relief and environmental mitigation. The Applicant has committed to
specific limits of disturbance as well as maintenance of existing tree canopy. The Property is
already served by sidewalks on Sudley Road and Ashton Avenue, providing an important

pedestrian connection to and from the Property.

Police

The Property is served by the PWC Western District station. The district station is located
at 8900 Freedom Center Boulevard in Manassas. The Virginia State Police Prince William Field

Office Area 11 is located at 14420 Independent Hill Drive in Manassas, Virginia. The proposed
-8-
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