
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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Votes: 
Ayes:   
Nays:   
Absent from Vote:   
Absent from Meeting:   
 
For Information:  
  Planning Director 
 
  Mr. Kevin MacWhorter 
  11911 Freedom Drive, suite 300 
  Reston, VA 20190 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
ATTEST:       
  Clerk to the Board 



The Board of County Supervisors 
Ann B. Wheeler, Chair 
Andrea O. Bailey, Vice Chair 
Victor S. Angry 
Kenny A. Boddye 
Pete Candland 
Margaret Angela Franklin 
Jeanine M. Lawson 
Yesli Vega 

 

Office of the County Executive 
Christopher E. Martino 

 

 

 

STAFF REPORT 

1 County Complex Court, Prince William, Virginia 22192 • 703-792-6000 | www.pwcgov.org 

 
 
EXECUTIVE SUMMARY 
 
This is a request to amend the Comprehensive Plan to change the long-range land use designation 
for approximately ±77.917 acres from GC, General Commercial, and SRM, Suburban Residential 
Medium, to FEC, Flexible Use Employment Center, for three (3) parcels north of Ashton Avenue.  The 
site is identified on County maps as GPINs 7696-56-8064, 7696-56-3095, and 7696-47-4559.  
 
The Applicant has submitted companion rezoning and special use permit applications.  Rezoning 
#REZ2021-00019, Compton Property is a request 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 electrical substation 
campus.  Special Use Permit #SUP2021-00030, Compton Property, is requesting to allow a data 
center use and electrical substation outside the data center overlay district.  If initiated the CPA 
would be concurrently processed with the rezoning and special use permit applications. 
 
It is the recommendation of staff that the Prince William Board of County Supervisors (Board) initiate 
Comprehensive Plan Amendment #CPA2021-00005, Compton Property – Amazon Data Services. 

BOCS Meeting Date: July 20, 2021 

Agenda Title: Comprehensive Plan Amendment #CPA2021-00005, Compton Property – 
Amazon Data Services 

District Impact: Brentsville Magisterial District 

Requested Action: Initiate Comprehensive Plan Amendment #CPA2021-00005, Compton 
Property – Amazon Data Services. 

Department: Planning Office 

Staff Lead: Parag Agrawal, AICP, Director of Planning 
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BACKGROUND 

A. Comprehensive Plan Amendment (CPA) – Under Section 15.2-2229 of the Code of 
Virginia, the Board  may consider amendments to the adopted Comprehensive Plan. 

B. Annual Update – The Comprehensive Plan Land Use chapter outlines the County 
policy for the annual review of amendments to the Comprehensive Plan text and / or 
the Long-Range Land Use Plan designation for a given property.  The submission 
deadline for consideration of potential CPAs in 2021 was Friday, January 8, 2021. 

Applications for amendments for “targeted industries,” as defined by the 
Department of Economic Development are exempt from this due date requirement 
in accordance with Action Strategy LU16.2 of the Long-Range Land Use Plan.  This 
proposed CPA is to support data center development.  Data centers are on the 
Board’s adopted List of Targeted Industries for New, and Expanding Companies 
revised on August 4, 2020.  This proposed application was accepted on May 27, 2021. 

C. Request – This is a request to amend the Comprehensive Plan to change the long-
range land use designation for approximately ±77.917 acres from GC, General 
Commercial, and SRM, Suburban Residential Medium, to FEC, Flexible Use 
Employment Center for three (3) parcels north of Ashton Avenue.  The site is 
identified on County Maps as, GPINs 7696-56-8064, 7696-56-3095, and 7696-47-4559. 
The proposed Comprehensive Plan Amendment is in the Brentsville Magisterial 
District.  The vicinity map (see attachment) shows the general location of the 
amendment request.  The chart below summarizes the area for the initiation 
requested by the Applicant to amend the Long-Range Land Use map. 

LRLU Classification Existing Acreage (±) Proposed Acreage (±) 

GC, General Commercial ± 61.97 ± 0 

SRM, Suburban Residential Medium ±15.95 ± 0 
FEC, Flexible Use Employment 
Center 

± 0 ± 77.92 

Total ± 77.92   ± 77.92 

D. Site Location – The site is approximately ±0.79 miles northwest of the intersection of 
Godwin Drive and Sudley Road; and is identified on County maps as GPINs 7696-56-
8064, 7696-56-3095, and 7696-47-4559.  The properties are addressed 8750 Rixlew 
Lane, 8158 Sudley Road, and 10563 Croatia Way. 

E. Existing Zoning and Land Use – The subject properties are zoned A-1, Agricultural 
and B-1, General Business and designated GC, General Commercial, and SRM, 
Suburban Residential Medium in the Comprehensive Plan.  The properties are also 
located within the County’s Development Area designation.  The site is generally 
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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.  

F. 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 
Compton 
Property 

Existing Capacity Proposed Capacity 

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 

G. 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. 

H. 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. 

I. Staff Evaluation of Proposed Request for Initiation – Staff has evaluated this request 
with the purpose of recommending whether to initiate the application as proposed, 

http://www.pwcva.gov/strategic-plan
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to initiate with an expanded area or different land use designation, or to not initiate 
the application.  

1. Criteria of Staff Evaluation – Each recommendation for initiation is based on 
an analysis of demographic, transportation and land use impacts, the 
Comprehensive Plan goals, and the adopted Strategic Plan. 

2. Three Types of Possible Recommendations –  

a) Initiate – Comprehensive Plan Amendment applications may be 
recommended for initiation. Initiation of a CPA does not mean that 
the Board must approve the CPA after it is studied; it instead begins 
the process for consideration. 

b) Expanded Study Area / Different Land Use Designations – In some 
cases, a larger area should be studied to make the proposal more 
appropriate for the area and/or different land use designations may 
be recommended. 

c) Do Not Initiate – Applications may not be recommended for initiation 
based on the demographic, transportation and land use impacts, the 
Comprehensive Plan goals and the adopted Strategic Plan. 

 

STAFF RECOMMENDATION 
 
Staff recommends initiating this application with the following policy considerations: 

1. Opportunity for Further Review and Analysis – Initiation would allow for additional 
public input and a more detailed analysis of the requested use and the impact on 
Prince William County from both a land use perspective and an economic 
development standpoint of increasing the County’s tax base. 

2. Robust Economy – Data centers would directly implement key elements of the 2017- 
2020 Strategic Plan by increasing the commercial and industrial tax base, at-place 
employment, and delivering targeted industry uses. 

3. Targeted Industry – The subject CPA application would support data center uses. 
Data centers are identified as targeted industry status by the Board.  Staff notes that 
the site is not located within the Data Center Opportunity Zone Overlay District, 
which identifies office and industrial zoning districts in the County in which data 
centers are allowed by-right.  The Data Center Opportunity Zone Overlay District is 
directly across Ashton Avenue to the southwest.  Data centers are a permissible use 
outside of the overlay, subject to SUP approval. 
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4. Board Initiation – On May 18, 2021, the Board initiated a zoning text amendment for 
the Data Center Opportunity Zone Overlay District and subsequent changes to the 
Comprehensive Plan and Design and Construction Standards Manual (Res.21- 327) to 
bring the Board recommendations to expand and change the Data Center 
Opportunity Zone Overlay District. 

5. Land Use – The properties in this application are designated GC, General 
Commercial, and SRM, Suburban Residential Medium. Land use policies continue to 
be researched and assessed, as directed by the Board, with the on-going Land Use 
Chapter update of the Comprehensive Plan.  Initiation of this application provides an 
opportunity to analyze alternative land uses, as requested by the Applicant, to assess 
the impacts of the requested long range land use change to FEC, Flexible Use 
Employment Center, in context of the area land uses and the potential opportunities 
to enhance economic development alternatives for the County. 

6. Transportation – Based on information provided with this application there would be 
a significant reduction in the proposed vehicle daily trips and consequently the 
impact on the transportation network would be reduced.  Reference the 
Transportation section of the Staff Analysis.  If initiated, mitigation measures could 
be realized through a concurrent CPA and Rezoning / SUP process. 

7. Technology and Connectivity Chapter – The Board adopted the Technology and 
Connectivity Chapter of the Comprehensive Plan on November 26, 2019, which 
provides numerous policies and action strategies to address the technology needs of 
the County.  Specifically, Strategy TC13, TC16, TC17, TC18, TC19, and TC20 include 
promoting a competitive environment to secure reliable services, goals for 
expanding the 5G network, collaborate efforts with carriers, define critically sensitive 
view sheds and environmental resources to be protected, and adoption of land use 
regulations to guide data center development.  This chapter provided guidelines for 
the development of the technology needs of the County. 
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Legal Issues 
Initiation of a CPA does not mean that the Board must approve the CPA after it is studied; it instead 
begins the process for consideration.  Other legal issues are appropriately addressed by the County 
Attorney’s Office.  
 
Timing 
There is no time requirement to take action on this request for initiation of a Comprehensive Plan 
Amendment. 
 
 
STAFF CONTACT INFORMATION 
 
Bryce Barrett| (703) 792-8007, 
BBarrett@pwcgov.org  
 
 
ATTACHMENTS 
 
Vicinity and Aerial Maps 
Project Summary & Staff Analysis  
Long-Range Land Use & Zoning Maps 
Applicant’s Justification Narrative Statement 
Applicant’s Plan Submittal for CPA Initiation 
List of Targeted Industries for New and Expanding Companies dated August 4, 2020 

mailto:BBarrett@pwcgov.org
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Compton Property – Amazon Data Services 

Request: This is a request to amend the Comprehensive Plan to change the long-range land 
use designation for approximately ±77.917 acres from GC, General Commercial, and 
SRM, Suburban Residential Medium, to FEC, Flexible Use Employment Center, for 
three parcels north of Ashton Avenue. The site is identified on County maps as GPINs 
7696-56-8064, 7696-56-3095 and 7696-47-4559. 

Long-Range Land Use Summary 

Location: The site is approximately ±2/3-mile northwest of the intersection of Godwin Drive 
and Sudley Road; and is identified on County maps as GPINs 7696-56-8064, 7696-56-
3095 and 7696-47-4559.  The properties are addressed 8750 Rixlew Lane, 8158 
Sudley Road and 10563 Croatia Way. 

The following table summarizes the request:  

LRLU Classification Existing Acreage (±) Proposed Acreage (±) 

GC, General Commercial ± 61.97 ± 0 

SRM, Suburban Residential Medium ±15.95 ± 0 
FEC, Flexible Use Employment 
Center 

± 0 ± 77.92 

Total ± 77.92   ± 77.92 

The following table summarizes the uses and densities intended in the existing Land Uses of GC, 
General Commercial and SRM, Suburban Residential Medium and the requested proposed 
designation of FEC, Flexible Use Employment Center: 

GC, General Commercial 

Existing Land Use 
Designation 

The purpose of the General Commercial classification is to recognize 
areas of existing commercial activity along major County roadways 
that serve a local market rather than a regional market. Access to GC 
uses shall be limited to abutting arterial or collector roadways, rather 
than from lesser abutting roadways, except where interparcel 
connections are provided between abutting GC sites. Pedestrian 
access to adjacent and nearby residential areas where appropriate 
shall be encouraged. Primary uses in the GC are retail, retail service, 
and lodging uses. Office use shall be considered a secondary use and 
shall represent no greater than 25 percent of the total GC gross floor 
area of the project. Infill and redevelopment of areas identified as GC 
are encouraged, particularly with new or relocated commercial uses 
that are of a scale similar to surrounding uses. Designation of new GC 
areas is discouraged. Office development in GC areas is encouraged to 
be in accordance with the Illustrative Guidelines for Office 
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Development, provided as a supplement to the Community Design 
Plan chapter of the Comprehensive Plan and available from the 
Planning Office. Office buildings in GC areas are preferred at a height 
of at least 2-3 stories. 

SRM, Suburban 
Residential Medium  

Existing Land Use 
Designation 

The purpose of the Suburban Residential Medium classification is to 
provide for a variety of housing opportunities at a moderate suburban 
density, greater than that of the SRL classification. The preferred 
housing type in this classification is single-family. The density range in 
SRM projects is 4-6 dwellings per gross acre, less the ER designated 
portion of a property. Cluster housing and the use of the planned unit 
development concept may occur, provided that such clustering and 
planned district development furthers valuable environmental 
objectives as stated in EN-Policy 1 and EN-Policy 4 of the Environment 
Plan, the intent stated in the Cultural Resources Plan and preserves 
valuable cultural resources throughout the County. 

FEC, Flexible Use 
Employment Center 

Proposed Land Use 
Designation 

The purpose of the Flexible Use Employment Center classification is to 
provide for areas of employment uses situated on individual sites or in 
campus-style “parks.” Primary uses in the FEC classification are light 
manufacturing, “start-up” businesses, small assembly businesses, and 
office uses (including government offices, particularly those for Prince 
William County agencies). Retail and/or retail service uses shall be 
considered secondary uses and shall represent no greater than 25 
percent of the total FEC gross floor area of the project. These 
retail/retail service uses shall be so located on a site that their primary 
purpose is to support the needs of those employed within that FEC 
project. Warehousing, wholesale, storage and/or distribution uses 
shall also be considered secondary uses within any FEC project. 
Outdoor storage shall also be considered a secondary use and shall be 
limited to no more than 25 percent of the land area of the FEC project. 
Within an FEC designated project, the more intense uses shall be 
located in the core of the area and the less intense uses (excluding 
outdoor storage) at the periphery, to act as a transition between the 
FEC project and adjacent areas designated or developed for different 
uses. Office development in FEC 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 Comprehensive Plan and available from the Planning Office. 
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Demographics:  

The following chart summarizes the demographic impacts of the application based on the long 
range land use designation proposed:  

Compton Property – Amazon Data Services 

  Existing GC and SRM Proposed FEC 

Total Acres ±77.92 ±77.92 

Residential Acres ±15.95 0.00 

Employment Acres  61.97 ±77.92 

  Low High Low High 

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

Total Dwellings 63 95 0 0 

Total GFA 539,883 1,079,765 848,549 1,697,098 

Residents 191 288 0 0 

Concurrent Data Center Campus Proposal 

Rezoning #REZ2021-00019 and Special Use Permit #SUP2021-00030 

 Proposed 

Total Proposed GFA  1,062,048 

These calculations assume that the GC will develop with a floor area ratio (FAR) of 0.2 to 0.4 and a 
mix of jobs that is 85% retail, 5% office, 0% industrial and 10% other. Employees per square foot are 
calculated using 1/450 SF retail, 1/250 SF office, 1/800 SF industrial and 1/800 SF other. SRM will 
develop at 4-6 dwelling units per acre and 3.04 persons per unit.  FEC is assumed to develop at 0.25-
0.5 FAR and a mix of jobs that is 10% retail, 45% office, 40% industrial and 5% other. This 
information is based on the population, housing and employment projection methodology used by 
the Metropolitan Washington Council of Governments. 

Concurrent Rezoning Proposed 

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 
with an electric substation, and Special Use Permit #SUP2021-00030, Compton Property to allow for 
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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. 

Comprehensive Plan Analysis  

The long-range land use plan identifies the subject parcels of approximately ±77.917 acres GC, 
General Commercial, and SRM, Suburban Residential Medium. The three parcels are located north 
of Ashton Avenue. The properties are not located in the Data Center Opportunity Zone Overlay 
District which is directly across Ashton Avenue to the southwest.  

The following policy issues are relevant to this application:  

Economic Development  

The proposed amendment will result in an increase of planned employment capacity. Under the 
proposed Comprehensive Plan amendment, the Applicant is requesting to change approximately 
±77.917 acres GC, General Commercial, and SRM, Suburban Residential Medium, to FEC, Flexible Use 
Employment Center, which increases the planned employment capacity to an average of 1,498 
additional jobs above the current planned employment capacity with GC and SRM. This information 
is based on the population, housing and employment projection methodology used by the 
Metropolitan Washington Council of Governments. The increase in planned employment capacity 
supports the adopted Strategic Plan goal to increase the County’s commercial tax base. 

Surrounding Land Uses  

The site is generally surrounded by large scale retail, commercial, multifamily, and single-family 
attached residences. Additionally, the eastern property line directly abuts the Manassas Mall. 

Direction Land Use Long Range Future Land Use 
Map Designation 

Zoning 

North Retail & Office GC B-1 

South Ashton Avenue & Quarry SRM A-1 

West Vacant Land SRM R-6 & R-16 

East Large Scale Retail RCC B-1 

Transportation Analysis 

Transportation Infrastructure – The existing long-range land use designations are expected to 
generate trips based on their planned future land uses. The proposed change to the long-range land 
use of this site from GC, General Commercial, and SRM, Suburban Residential Medium, to FEC, 
Flexible Use Employment Center, result in a maximum 17,857 weekday vehicle trips versus a 
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maximum of 35,081 weekday vehicle trips for the existing GC and SRM long range land use 
designations, calculated assuming approximately 509,130 sq. ft. of light industrial, 572,771 sq. ft. of 
office space, 127,283 sq. ft. of retail and 63,641 other. Overall, the projected decrease is 17,224 
weekday daily trips. 

The Department of Transportation also prepared an average daily trips based on a single use for 
Data Centers based on 1,062,048 sq. ft. which resulted in 1,051 weekday vehicle trips vs the 
35,081daily trips for the existing GC and SRM designation resulting in a decrease of 34,030 weekday 
vehicle trips per day. 

The specific transportation impacts would be reviewed and addressed during the Comprehensive 
Plan Amendment and rezoning/SUP process. 

The Department of Transportation has provided that converting the long-range land use of these 
sites from General Commercial and Suburban Residential Medium to Flexible Use Employment Center 
will significantly reduce vehicle trips to the adjacent road network and decrease overall vehicle miles 
traveled. 
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Proposed Long Range Land Use 
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Existing Zoning 
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Applicant’s Plan Submittal for CPA Initiation 

Cover Sheet 
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Applicant’s Plan Submittal for CPA Initiation 

Land Use Plan 
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Applicant’s Plan Submittal for CPA Initiation 

Special Use Permit & Landscape Buffer Plan 
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Applicant’s Plan Submittal for CPA Initiation 

Illustrative Plan 

 

#CPA2021-00005 | Page 34 



Applicant’s Plan Submittal for CPA Initiation 

Street View Renderings 

 

#CPA2021-00005 | Page 35 



Applicant’s Plan Submittal for CPA Initiation 

Environmental Constraints Analysis 
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Applicant’s Plan Submittal for CPA Initiation 

Comprehensive Plan Amendment 
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Comprehensive Plan Amendment
#CPA2021-00005

Compton Property-Amazon Data 
Services

Meika F. Daus, AICP

Parag Agrawal, AICP

Planning Office

Brentsville Magisterial District



Background

 Comprehensive Plan Amendments (CPAs) are 
accepted annually on the first Friday of the 
year.

 Applications for a targeted industry and/or 
with a concurrent  rezoning are exempt from 
this due date requirement

 The Board has discretion whether to: 
 Initiate 
 Initiate with a different study area and/or 

different land use designation
Do not initiate



Location Map



Compton Property Existing Zoning 

Adjacent Uses
• Manassas Mall

• Quarry

• Retail

• Townhouse/Multi-family



Compton Property Land Use



Staff Recommendation- CPA2021-00005

Staff Recommendation – Initiate Comprehensive Plan 
Amendment #CPA2021‐00005, Compton Property –
Amazon Services for the following reasons:

• Allows for a more detailed analysis of requested 
land use and impacts.

• Initiation is for a targeted industry use.
• Additional evaluation would complement the 

Boards initiation of the Data Center Opportunity 
Zone Overlay District.
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