
MOTION: September 21, 2021
Regular Meeting 

SECOND: Ord. No. 21- 

RE: REZONING AND RELEASE DECLARATION #REZ2016-00030, INNOVATION TOWN 
CENTER – BRENTSVILLE MAGISTERIAL DISTRICT 

ACTION: 

WHEREAS, this is a request to rezone ±107.4 acres from A-1, Agricultural, and PBD, 
Planning Business District, to PMD, Planned Mixed Use District, to allow a mixed-use development 
that will include up to 1,032 residential units and ±447,100 square feet of nonresidential uses and 
associated waivers and modifications, including building height floor area ratio increases, and a 
modification to the Technology Overlay District regulations to align with the Innovation Park Small 
Area Plan; and 

WHEREAS, the property is located at the southeast quadrant of the intersection of 
Prince William Parkway/Route 234 By-Pass and Wellington Road; and 

WHEREAS, the site is currently zoned A-1, Agricultural, and PBD, Planned Business 
District.  The site is also located within the Technology Overlay District (TeOD), and the Airport 
Safety Overlay District; and 

WHEREAS, the site is designated OMU, Office Mixed Use, CMU, Commercial Mixed-
Use, and TC, Town Center, in the Comprehensive Plan and is located within the Innovation Park 
Small Area Plan, which was adopted by the Prince William Board of County Supervisors (Board) on 
December 15, 2020; and 

WHEREAS, staff has reviewed the subject application and recommends approval, 
as stated in the staff report; and 

WHEREAS, the Planning Commission, at its public hearing on September 8, 2021, 
recommended approval, as stated in Resolution Number (Res. No.) 21-088, on the Regular Agenda; 
and  

WHEREAS, a Board public hearing, duly advertised in a local newspaper for a 
period of two (2) weeks, was held on September 21, 2021, and interested citizens were heard; and 

WHEREAS, the Board finds that public necessity, convenience, general welfare, and 
good zoning practice are served by the approval of the request;  
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 NOW, THEREFORE, BE IT ORDAINED that the Prince William Board of County 
Supervisors hereby approves Rezoning and Release of Declaration #REZ2016-00030, Innovation 
Town Center subject to the proffers dated August 26, 2021; 
 
 BE IT FURTHER ORDAINED that the Prince William Board of County Supervisors 
approves the attached Amendment to Declaration for Property of the Prince William Board of 
County Supervisors of Prince William County, Virginia, and authorizes the County Executive to sign 
that document on behalf of the Prince William Board of County Supervisors and approved as to 
form by the County Attorney’s Office for recordation in the County land records; 
 
 BE IT FURTHER ORDAINED that the Prince William Board of County Supervisors’ 
approval and adoption of any proffered conditions does not relieve the applicant and / or 
subsequent owners from compliance with the provisions of any applicable ordinances, regulations, 
or adopted standards. 
 
ATTACHMENTS: Proffers, Dated September 9, 2021, Including Exhibits 
  Amendment to Declaration 
 
Votes: 
Ayes:   
Nays:   
Absent from Vote:   
Absent from Meeting:   
 
For Information: 
  Planning Director 
 
  Ms. Jonelle Cameron 
  Walsh, Colucci, Lubeley, & Walsh, P.C. 
  4310 Prince William Parkway, Suite 300 
  Woodbridge, VA 22192 
 
 
 
 
 
 
 
ATTEST:       
   Clerk to the Board 



 
PROFFER STATEMENT 

 
RE: REZ #PLN2016-00030, Innovation Town Center 
 
Record Owners: MJV Associates LLC, PWC – Parcel A, LLC and Prince William 

Board of County Supervisors 
 

Contract Purchaser/Agent: Stanley Martin Homes, LLC 
 
Property:  7596-92-6825 and 7696-00-5505 (part) (hereinafter the “Property”) 
   Brentsville Magisterial District 
   107.40 total acres 
   106.08 acres A-1, Agricultural, to PMD, Planned Mixed Use District 
   1.320 acres PBD, Planned Business District, to PMD, Planned  
   Mixed Use District 

 
Date:  September 9, 2021 

 
The undersigned hereby proffers that the use and development of the subject Property 
shall be in strict conformance with the following conditions and shall supersede all other 
proffers made prior hereto, including proffers associated with REZ #PLN2007-00535. In 
the event the referenced rezoning is not granted as applied for by the Applicant, the 
below-described proffers shall be withdrawn and shall become null and void and proffers 
associated with REZ #PLN2007-00535 shall remain in full force and effect on the 
applicable portion of the Property. 
 
The headings of the proffers set forth below have been prepared for convenience or 
reference only and shall not control or affect the meaning or be taken as an interpretation 
of any provision of the proffers. Any improvements proffered herein below shall be 
provided at the time of development of the portion of the site served by the improvement, 
unless otherwise specified. The terms "Applicant" and "Developer" shall include all future 
owners and successors in interest. 
 
"Final Rezoning", as the term is used herein, shall be defined as that zoning which is in 
effect on the day following the last day upon which the Prince William Board of County 
Supervisors' decision granting the rezoning may be contested in the appropriate court or, 
if contested, the day following entry of a final court order affirming the decision of the 
Board of County Supervisors which has not been appealed, or if appealed, the day 
following which the decision has been affirmed on appeal. 
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References in this Proffer Statement to plans and exhibits shall include the following: 
 
A. Master Zoning Plan for Innovation Town Center, prepared by Land Design 

Consultants, Inc., dated October, 2020, last revised September 9, 2021, consisting 
of the following sheets ("MZP"): 
 
● Cover Sheet; 
● Land Use Plan (“Sheet 2”); 
● Landscape Buffer Plan (“Sheet 4”); 
● Landscape Buffer Details (“Sheet 4A”); 
● Onsite Multi-Modal Transportation Exhibit (“Sheet 5”); 
● Street Sections (“Sheet 5A”); 
● Street Sections (“Sheet 5B”); 
● University Boulevard Improvements (“Sheet 5C”); 
● Wellington Road Improvements (“Sheet 5D”); 
● Future Katherine Johnson Avenue (“Sheet 5E”); 
● Bethlehem Road & Wellington Road Cross Sections (“Sheet 5F”); 
● Infrastructure Phasing Plan (“Sheet 6”);  
● Town Center Phasing Plan (“Sheet 6A”); 
● Interim Plaza (“Sheet 6B”); and  
● Utility Plan (“Sheet 7”). 

 
B. Design Guidelines prepared by Land Design Consultants Inc., dated September 

9, 2021 (the "Design Guidelines"). 
 
C. Exhibit entitled “Exhibit A – Residential and Non-Residential Performance 

Standards,” dated September 9, 2021 (“Exhibit A”). 
 

USES AND SITE DEVELOPMENT 
 
1. Development of the Property shall be in substantial conformance with the Land 

Use Plan.  The exact boundaries and acreage of the land bays may be increased 
or decreased at the time of final site plan/subdivision approval, not to exceed ten 
percent (10%) of the gross area of the larger land bay impacted by each such 
change. 

 
2. Pursuant to 32-506.09.1 and 32-700.25 residential uses shall be permitted on the 
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Property.  The maximum number of residential units constructed on the Property 
shall not exceed 1,032 units. 

 
3. The Applicant may use the Property in accordance with the Planned Mixed-Use 

District (PMD), as waived/modified in accordance with these Proffers.  Pursuant to 
Section 32-400.07 of the Zoning Ordinance, subject to a special use permit, the 
Applicant shall be permitted to have drive-through uses on the Property.  
 

4. Land Bay A Uses 
 
a. Pursuant to Section 32-400.07 of the Zoning Ordinance, the Applicant shall 

be permitted to have a maximum of one motor vehicle fuel station use (with 
associated convenience and/or quick service food store/restaurant) on the 
Property subject to a special use permit. In the event a motor vehicle fuel 
station is constructed on Property, the following performance standards 
shall apply:  
 

i. The use shall be located adjacent to Wellington Road and the canopy 
shall not be oriented parallel to Wellington Road;  
 

ii. The building design shall be compatible with the Town Center and 
urban in nature, and shall include outdoor seating;  
 

iii. The roof shall not be flat and the canopy shall have similar design as 
the principal building; 
 

iv. Exterior lighting shall incorporate low impact lighting design, which 
shall include dimming of exterior lights after dusk but not to the 
detriment of public safety; and  
 

v. Outdoor storage shall be prohibited and refuse containers shall be 
fully enclosed. 

 
b. Retail uses within Land Bay A shall be limited to a motor vehicle fuel station, 

subject to Proffer 4.a. above, commercial recreation, indoor and commercial 
recreation, outdoor. 
 

ATTACHMENT 
September 21, 2021 

Ord. No. 21- 
Page 3 of 31



c. The following M-2 uses shall be prohibited in Land Bay A:  
 

i. Data center. 
 

ii. Motor vehicle service. 
 

iii. Recycling collection point. 
 

iv. Self-storage center. 
 

v. Tool and equipment rental. 
 
5. Density may be allocated between land bays at final site plan approvals, provided 

the maximum density as noted in 2 above shall not be exceeded.  
 
6. For purposes of calculating open space and tree canopy coverage, the entire 

Property shall be utilized, and such calculations shall not apply to individual Land 
Bays or parcels within a land bay. At the time of each final site plan review, the 
Applicant shall provide a cumulative tabulation of the open space and tree canopy 
coverage calculations for the entire Property. Tree canopy coverage for the 
Property shall be a minimum of ten percent (10%) and lot coverage shall not 
exceed ninety percent (90%). 

 
7. Town Center Phasing – The Town Center will be developed in Phases that are 

coordinated with transportation and other infrastructure improvements as further 
set out in these Proffers. Notwithstanding the ordering of these phases, the units, 
improvements, and infrastructure identified herein may be constructed in any 
sequence consistent with the requirements of the Property and related 
improvements and infrastructure. 

 
a. Phase 1 – Prior to the issuance of the 150th residential building permit on 

the Property, the Applicant shall make pad ready a portion of Block 1 as 
identified on Sheet 6A of the MZP. For purposes of this Proffer 7 “pad-
ready” shall mean clearing, grading, stabilization, and extension and 
availability of water and sewer to better prepare the Pad-Ready Area for 
future commercial build-to-suit opportunities as permitted by the zoning. 
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b. Phase 2 – Prior to the issuance of the 300th residential building permit on 
the Property, the Applicant shall construct Buildings C, M, N, E, Gateway 
Plaza and Interim Plaza, as generally shown in Blocks 1 and 2. 

 
c. Phase 3 – Prior to the issuance of the 300th residential building permit on 

the Property, the remainder of Block 1 shall be improved to a pad-ready 
condition. 

 
d. Phase 4 – Prior to the issuance of the 600th residential building permit on 

the Property, the remainder of Block 2 shall be improved to a pad-ready 
condition.  

 
e. Phase 5 – Prior to the issuance of the 670th residential building permit on 

the Property, the Applicant shall complete construction of Block 1 and it 
shall include a minimum of 50,000 square feet of non-residential space. 

 
f. Phase 6 – Prior to the issuance of the 900th residential building permit on 

the Property, Block 4 shall be improved to a pad-ready condition. 
 

g. Development within the Town Center may be phased such that any building 
may be built first, and the Applicant may use surface parking in Town Center 
Blocks 1-4 until structured parking is required in order to meet the required 
parking standards set forth in the Design Construction and Standards 
Manual (DCSM) and/or the Prince William County Zoning Ordinance. 

 
AFFORDABLE HOUSING 

 
8. Monetary Contribution – The Applicant shall make a monetary contribution to the 

Prince William Board of County Supervisors in the amount of $250.00 per 
residential unit constructed on the Property to be used for the Housing 
Preservation and Development Fund. Said contribution shall be paid prior to and 
as a condition of occupancy permit issuance for each residential unit constructed 
on the Property. The Applicant shall receive a total credit against these Housing 
Preservation and Development monetary contributions in the amount of $2,500 
(which represents the credit for each single-family residential unit that could be 
constructed on the Property by-right). 
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COMMUNITY DESIGN 
 
9. The Applicant shall create covenants, conditions, and restrictions to coordinate 

development within the Property, which include such items as architectural 
controls, signage, building materials, lighting, and landscaping. Further, the 
Applicant shall establish an association or multiple associations (residential and/or 
nonresidential) for the Property to own, operate, and maintain open space, 
common areas, private roads, trails, sidewalks, signage, other recreation or 
common facilities (as applicable), street trees and, if appropriate, stormwater 
management/BMP Facilities installed by the Applicant for the Property, if not 
otherwise maintained by the County, in accordance with adopted County policies. 

 
10. Design Guidelines – Development on the Property shall be in conformance with 

the design concepts and details set forth in the Design Guidelines. A Design 
Review Committee ("DRC") shall be established to implement the Design 
Guidelines and said committee shall consist of a minimum of three members, 
which shall include one (1) representative of the owner and one (1) architect. The 
DRC shall be responsible for the review and approval of all plans for development 
on the Property to ensure that such plans are in conformance with the design 
concepts and details set forth in the Design Guidelines. Minor modifications to the 
Design Guidelines may be made at the time of final site/subdivision plan approval. 
More substantial modifications to the Design Guidelines may be approved by the 
DRC provided the overall concept and intent of the Design Guidelines is met and 
subject to approval of the Planning Office as follows: prior to final approval by the 
DRC, each such modification to the Design Guidelines shall be forwarded to the 
Prince William County Planning Director, or his designee, who shall have forty-five 
(45) business days from receipt of such modification to notify the DRC in writing 
that he has determined said modification to be substantially inconsistent with the 
Design Guidelines or zoning. The Planning Director's written determination shall 
include specific references to those portions of the Design Guidelines or conditions 
of the zoning which are the basis for such determination. The DRC shall not 
approve any such substantive amendment found to be inconsistent by the 
Planning Director. Failure of the Planning Director to provide such written notice 
shall automatically mean that he has determined such amendment to be 
substantially consistent with the Design Guidelines and the conditions of the 
zoning and the DRC shall be entitled to either approve or not approve said 
amendment in its sole discretion. 
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11. Buffers, Landscaped Areas, and Open Space & Amenities 
 

a. Landscaping – The Applicant shall provide landscaping on the Property as 
generally shown on Sheets 4 and 4A of the MZP.  The buffers shall be 
planted in accordance with the DCSM planting standards with indigenous, 
native species. For those buffers shown as “Natural Landscape Area” on 
Sheets 4 and 4A, the Applicant shall implement preservation measures to 
ensure the natural landscape area remains outside the limits of disturbance, 
and no construction activities or storage of materials shall be allowed within 
the natural landscape area. The aforementioned does not preclude the 
removal of diseased, noxious, and/or invasive vegetation outside of these 
limits of disturbance. Buffers shall be provided at the time the adjacent 
portions of the Property are developed and shall be shown on each 
respective final site plan. 

 
b. Open Space & Amenities – The Applicant shall provide open space and 

amenities on the portions of the Property as described in the Design 
Guidelines, and shall include: community gathering area,  innovation 
playground, neighborhood promenade, three pocket parks, clubhouse and 
community pool, nature playground, nature park, courtyard green, linear 
courtyard, pavilion green & urban park, urban promenade, and gateway 
plaza.  The open space and amenities elements shall be developed in 
accordance with the Design Guidelines. Buffers shall be provided at the 
time the adjacent portions of the Property are developed and shall be shown 
on each respective final site plan. 

 
c. Street Trees – Street trees shall be planted along roadways within the 

Property in substantial conformance with the details/parameters set forth in 
the Design Guidelines. Street trees may be clustered at various locations 
along the streets for purposes of providing adequate sight distance and to 
avoid utilities.  Plantings shall be shown on all final site/subdivision plans.  
Street trees located within any VDOT right-of-way shall be subject to VDOT 
approval, and shall be maintained by the HOA or POA subject to the 
execution of a tree maintenance agreement, if required. The Applicant 
reserves the right to locate street trees within 15’ of the face of curb where 
deemed necessary as a result of final engineering in accordance with the 
DCSM. 
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d. Tree Preservation – A tree preservation plan for trees identified on Sheet 4 
of the MZP as “Surveyed Specimen Tree To Be Preserved,” shall be 
prepared by a certified arborist and shall be submitted to the Prince William 
County Public Works’ Watershed Management Branch’s County Arborist for 
review and approval at the time of final site plan review for that portion of 
the Property. The tree preservation plan shall be in accordance with the 
Prince William County DCSM standards and shall be submitted at the time 
the adjacent portions of the Property are developed. 

 
12. Community Entryways – The Applicant shall provide entryway monument signage 

and associated landscaping as identified in the Design Guidelines. The entryway 
signs may be constructed at any time and shall be subject to obtaining sign permit 
approval. 
 

13. Interim Plaza – Subject to County approval, the Applicant shall construct, 
pursuant to Phase 2 identified in Proffer 7 above, an Interim Plaza as identified in 
the Design Guidelines and as generally shown on Sheet 6B of the MZP. Final 
design of the Interim Plaza shall be determined at final site plan approval and in 
accordance with applicable waivers and modifications from the Zoning Ordinance 
or DCSM. 
 

14. Public Art – In consultation with George Mason University, the Applicant shall 
provide public art in the Town Center as outlined in the Design Guidelines. 

 
15. Town Center Building Height – All buildings within the Town Center, except for 

the retail kiosk buildings (Buildings M, N, O and P) and structures within the 
Interim Plaza, shall be a minimum of three stories in height. 
 

CULTURAL RESOURCES 
 
16. Curation – As a condition of first final subdivision/site plan approval, the Applicant 

shall curate with the County, artifacts, field records, laboratory records, 
photographic records, computerized data and other historical records the Applicant 
possesses as recovered as a result of its Phase I cultural resources investigations 
prepared by Dutton and Associates, LLC, entitled Phase I Cultural Resources 
Survey of the ±42.8 Hectare (106-Acre) Wellington Road (Innovation Town Center) 
Property, dated May 2016. All artifacts and records submitted for curation shall 
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meet current professional standards and The Secretary of the Interior's Standards 
and Guidelines for Archeology and Historic Preservation. A curation fee equal to 
VDHR’s curation fee (not to exceed $350.00 per box) will be paid by the Applicant 
at the time of delivery to the County. Ownership of all records submitted for curation 
shall be transferred to the County with a letter of gift. 

 
17. The Applicant shall prepare an interpretive history plan for the Nature Trail and 

Town Center. The interpretive history plan shall consist of interpretive signs 
(multiple) and/or historical markers which describe twentieth century farming, dairy 
farming in Prince William County, or sharecropping and pre-contact (Native 
American) history in the area. The location and content on the interpretive signs 
shall be prepared in consultation with the County Archaeologist and/or Historical 
Commission and shall follow the general guidance identified in the Design 
Guidelines. The interpretive history information shall be installed/constructed in 
conjunction with the development immediately adjacent thereto, and shall be 
shown on the respective final site plan for those portions of the Property. The 
signage associated with the interpretive history plan, as outlined above, shall not 
count toward the number of signs permitted by right on the Property. 

 
ENVIRONMENTAL 

 
18. Monetary Contribution – The Applicant shall make a monetary contribution to the 

Prince William Board of County Supervisors in the amount of $75.00 per acre to 
conduct water quality monitoring, stream restoration projects and/or drainage 
improvements.  Said contribution shall be paid prior to and as a condition of the 
approval of each final site plan. 

 
LIBRARIES 

 
19. Monetary Contribution – The Applicant shall make a monetary contribution to the 

Prince William Board of County Supervisors in the amount of $705.24 per single 
family attached residential unit and $517.77 per multi-family residential unit 
constructed on the Property to be used for library purposes. Said contribution shall 
be paid prior to and as a condition of occupancy permit issuance for each said unit 
constructed on the Property. 
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PARKS AND RECREATION 
 
20. Amenities – The Applicant shall provide an amenity package for the residents that 

shall include, at a minimum, a clubhouse, 5-lane, 25 meter swimming pool, and 
two (2) playgrounds.  The Applicant shall complete construction of the clubhouse 
and related recreational facilities prior to and as a condition of issuance of 
occupancy permit for the 485th residential unit on the Property. Other amenities 
identified in the Design Guidelines, which include the community gathering area, 
innovation playground, neighborhood promenade, three pocket parks, nature 
playground, nature park, courtyard green, linear courtyard, pavilion green and 
urban park, urban promenade, and gateway plaza shall be constructed prior to the 
final building permit for the section in which they are located and shall be shown 
on each respective final site plan. 
 

21. Monetary Contribution – The Applicant shall make a monetary contribution to the 
Prince William Board of County Supervisors in the amount of $770.48 per single 
family attached residential unit and $565.67 per multi-family unit constructed on 
the Property to be used for parks and recreation purposes. Said contribution shall 
be paid prior to and as a condition of the occupancy permit issuance for each said 
unit constructed on the Property. 

 
PUBLIC SAFETY  

 
22. Commercial Monetary Contribution – The Applicant shall make a monetary 

contribution to the Prince William Board of County Supervisors in the amount of 
$0.61 per square foot of nonresidential gross floor area (“gfa”), excluding any 
parking structures, to be used for fire and rescue purposes. Said contribution shall 
be paid prior to and as a condition of the issuance of an occupancy permit for each 
nonresidential building constructed on the Property and the amount paid shall be 
based on the gfa in each nonresidential building. 

 
23. Residential Monetary Contribution – The Applicant shall make a monetary 

contribution to the Prince William Board of County Supervisors in the amount of 
$1,280.04 per single family attached residential unit and $939.78 per multi-family 
residential unit constructed on the Property to be used for public safety purposes. 
Said contribution shall be paid prior to and as a condition of occupancy permit 
issuance for each said residential unit constructed on the Property.  
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SCHOOLS 
 
24. Monetary Contribution – The Applicant shall make a monetary contribution to the 

Prince William Board of County Supervisors in the amount of $8,549.47 per single 
family attached residential unit and $4,499.72 per multi-family unit constructed on 
the Property. Said contribution shall be paid prior to and as a condition of the 
occupancy permit issuance for each said unit constructed on the Property. No 
Schools monetary contribution shall be paid for any age-restricted units 
constructed on the Property.  

 
TRANSPORTATION 

 
25. Access – Subject to Prince William County Department of Transportation 

(“PWCDOT”) and the Virginia Department of Transportation (“VDOT”) approval, 
access to the Property shall be as shown on Sheet 5C and Sheet 5D. 

 
26. Bicycle Parking – The Applicant shall provide bicycle parking in accordance with 

the DCSM.  Bicycle parking shall be shown on each final site plan submitted for 
the Property, as warranted. 
 

27. Katherine Johnson Avenue South – Pursuant to the terms set forth in the Inter-
Parcel Land Transfer Agreement dated March 23, 2021, (as may be amended), by 
and among Stanley Martin Homes, LLC, Innovation Development  LLC, MJV-
Parcel A, LLC, PW-Parcel A, LLC, and the Board of County Supervisors of Prince 
William County, Virginia (the “Agreement”), the Applicant shall construct Katherine 
Johnson Avenue South as shown on Sheet 5, Sheet  5E, and Sheet 6 prior to the 
issuance of the first occupancy permit on the Property, subject to PWCDOT and 
VDOT approval. 
 

28. Katherine Johnson Avenue North – The Applicant shall construct Katherine 
Johnson Avenue North as shown on Sheet 5, Sheet 5E, and Sheet 6 prior to the 
issuance of a building permit for a use that generates more than 4,731 VPD, as 
shown in the TIA (dated June 15, 2021) utilizing the 10th edition of the ITE Trip 
Generation Manual, on the Property or submit a revised TIA and provide mitigation 
measures, if any, in accordance with the revised TIA, subject to County and VDOT 
approval. In addition, the Applicant shall provide a tabulation on each final 
site/subdivision plan submitted to the County that identifies (1) the total VPD and 
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square footage to be generated on the Property for each final site/subdivision plan 
submitted; and (2) the cumulative VPD and square footage on the Property. 
 

29. Hylton Boulevard East – Pursuant to the Agreement, the Applicant shall construct 
the portion of Hylton Boulevard East to the intersection of Katherine Johnson 
Avenue South as shown on Sheet 6, prior to the issuance of the first occupancy 
permit on the Property, subject to PWCDOT and VDOT approval. 

 
30. Hylton Boulevard West – Pursuant to the Agreement, the Applicant shall construct 

the portion of Hylton Boulevard West from Prince William Parkway to the 
intersection of Katherine Johnson Avenue South as shown on Sheet 5, subject to 
PWCDOT and VDOT approval. Said portion of Hylton Boulevard West shall be 
open to traffic prior to the later to occur: (1) issuance of the first occupancy permit 
on the Property; or (2) 36 months after a final Virginia Commonwealth 
Transportation Board (“CTB”) decision on the access from Prince William Parkway 
to Hylton Boulevard. 

 
31. Prince William Parkway Road Improvements – In accordance with the Agreement 

and subject to PWCDOT and VDOT approval the Applicant shall make the 
following transportation improvements on Prince William Parkway as shown on 
Sheet 5C and 5D (collectively referred to as the “Parkway Improvements”).  
 

a. Construction 
 

i. Subject to CTB approval, the Applicant shall construct a right turn 
lane and acceleration lane at Hylton Boulevard West.  These lanes 
shall be open to traffic prior to the later to occur: (1) issuance of the 
first occupancy on the Property; or (2) 36 months after CTB approval 
of the access from Prince William Parkway to Hylton Boulevard. 

ii. Prior to the issuance of a building permit for a use that generates 
more than 4,731 VPD, as shown in the TIA (dated June 15, 2021) 
utilitizing the 10th edition of the ITE Trip Generation Manual, on the 
Property the Applicant shall either: (1) extend the northbound and 
southbound turn lanes on Prince William Parkway 200 feet at the 
intersection of Prince William Parkway and Wellington Road in the 
event the proposed Prince William Parkway & Sudley Manor 
Drive/Wellington Road intersection improvements at the intersection 
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of Prince William Parkway and Wellington Road are not fully funded; 
or (2) contribute $363,400 if the aforementioned intersection 
improvement is funded, which may be applied to capital 
improvement projects in the area that are identified in the Capital 
Improvement Program, 6-year road plan, or other capital 
improvement projects adopted by the Board. 

 
b. Signalization – If required in connection with the Parkway Improvements the 

Applicant shall modify the traffic signal at the Prince William Parkway and 
Quadrant West intersection. Said modification shall be completed prior to 
the Hylton Boulevard connection to Prince William Parkway being open to 
the public. 

 
c. In the event the approval of the connection from Prince William Parkway to 

Hylton Boulevard West is denied by the CTB, the Applicant shall be relieved 
of the obligation to construct the Parkway Improvements and shall submit a 
revised TIA excluding the Parkway Improvements. The Applicant shall 
provide mitigation measures, if any, in accordance with the revised TIA, 
subject to County and VDOT approval.  The revised TIA shall be submitted 
within 60 days from CTB denial of the connection. 

 
32. University Boulevard Road Improvements – In accordance with the Agreement and 

subject to PWCDOT and VDOT approval, the Applicant shall make the following 
improvements on University Boulevard as shown on Sheet 5C (collectively referred 
to as the “University Boulevard Improvements”) in accordance with the Agreement. 
 

a. Construction 
 

i. Construct a westbound right turn lane on to Katherine Johnson 
Avenue Off-Site. Said turn lane shall be made prior to the issuance 
of the first occupancy permit on the Property. 

ii. Construct a second westbound through lane along University 
Boulevard from Cannon Creek Lane to the “Katherine Johnson 
Avenue Off-Site. Said through lane shall be made prior to the 
issuance of the first occupancy permit on the Property. 

iii. Extend the westbound right turn lane onto Prince William Parkway. 
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Said turn lane shall be made prior to the issuance of the first 
occupancy permit on the Property. 

iv. Modify the existing median and construct a third westbound through 
lane along University Boulevard from Katherine Johnson Avenue 
Off-Site to Prince William Parkway. Said improvement shall be made 
prior to the issuance of the first occupancy permit on the Property. 

v. Reconstruct the raised median along University Boulevard from 
Prince William Parkway to Katherine Johnson Avenue Off-Site to 
allow for an eastbound left turn lane at Katherine Johnson Avenue 
Off-Site. Said improvement shall be made prior to the issuance of the 
first occupancy permit on the Property. 

vi. Restripe the eastbound approach of University Boulevard to align 
with the adjusted receiving lanes. Said improvement shall be made 
prior to the issuance of the first occupancy permit on the Property. 

vii. Construct an eastbound through lane along University Boulevard 
from Prince William Parkway to the right-in/right out entrance of 
GPIN 7695-09-7902. Said improvement shall be made prior to the 
issuance of the first occupancy permit on the Property. 

viii. Remove the existing median in front of GPIN 7695-09-7902 to allow 
for through movement beyond the entrance of GPIN 7695-09-7902. 
Said improvement shall be made prior to the issuance of the first 
occupancy permit on the Property. 
 

b. Signalization – The Applicant shall be responsible for the design and 
installation of a traffic signal at the intersection of the site entrance for GPIN 
7696-00-5505 and University Boulevard, at such time as a warrant study 
establishes the need and the signal is approved by the County and VDOT. 
A Traffic Signal Justification Report (“SJR”) shall be submitted for review at 
the intervals noted below, unless waived by County Transportation and 
VDOT or unless a prior warrant study justifies the signal and the signal is 
installed.  Said signal shall include preemptive and pedestrian equipment 
as required by the County.  The Applicant shall submit an SJR to VDOT for 
said signal prior to plan approval for the University Boulevard Transportation 
Improvements (unless constructed by others) and again prior to issuance 
of the last residential unit for the Property. If said signal has not been 
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deemed warranted by VDOT and/or approved for installation prior to the 
issuance of the last residential occupancy permit for the Property, no 
additional warrant studies will be required and the Applicant shall have no 
further obligation to provide signalization at the aforementioned 
intersection.  

 
33. Wellington Road Improvements – Subject to PWCDOT and VDOT approval the 

Applicant shall make, at no cost to the County, the following transportation 
improvements on Wellington Road as shown on Sheet 5D (collectively referred to 
as the “Wellington Road Improvements”). The Applicant shall be responsible for 
the acquisition, or cost thereof, of off-site right-of-way, including any easements 
required for utilities, utility relocation, and stormwater management, in accordance 
with Proffer #35 below, as required for the Wellington Road Improvements. 
 
a. Construction – Prior to the issuance of a building permit for a use that 

generates more than 4,731 VPD, as shown in the TIA (dated June 15, 2021) 
utilitizing the 10th edition of the ITE Trip Generation Manual, on the Property 
the Applicant shall construct the following improvements or submit a revised 
TIA excluding the Wellington Road Improvements and provide mitigation 
measures, if any, in accordance with the revised TIA, subject to County and 
VDOT approval. In addition, the Applicant shall provide a tabulation on each 
final site/subdivision plan submitted to the County that identifies (1) the total 
VPD and square footage to be generated on the Property for each final 
site/subdivision plan submitted; and (2) the cumulative VPD and square 
footage on the Property. 
 

i. Construct/restripe an eastbound right turn lane at the intersection of 
Wellington Road and JD Redding Drive (in front of the Property 
entrance). Construct an eastbound right turn lane, a westbound right 
turn lane and a westbound left turn lane at the intersection of 
Wellington Road, Bethlehem Road and Katherine Johnson Avenue  

ii. Reconstruct the raised median along Wellington Road from Prince 
William Parkway to JD Reading Drive to accommodate 
improvements at Bethlehem Road and Katherine Johnson Avenue 
North.  
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b. Signalization 
 

i. Subject to PWCDOT and VDOT approval, the Applicant shall provide 
timing modification to the traffic signal at the intersection of 
Wellington Road and Prince William Parkway. Said timing 
modifications shall be completed in connection with the 
transportation improvements being constructed at the intersection of 
Wellington Road, Bethlehem Road, and Katherine Johnson Avenue 
North. 

ii. The Applicant shall be responsible for the design and installation of 
a traffic signal at the intersection of Katherine Johnson Avenue, 
Wellington Road, and Bethlehem Road, at such time as a warrant 
study establishes the need and the signal is approved by PWCDOT 
and VDOT.  An SJR shall be submitted for review at the intervals 
noted below, unless waived by PWCDOT and VDOT or unless a prior 
warrant study justifies the signal and the signal is installed. Said 
signal shall include preemptive and pedestrian equipment as 
required by the County. The Applicant shall submit an SJR to 
PWCDOT and VDOT for said signal prior to plan approval for the 
Wellington Road Transportation Improvements (unless constructed 
by others) and again prior to issuance of the last residential 
occupancy permit for the Property or when requested by VDOT 
and/or PWCDOT. If said signal has not been deemed warranted by 
PWCDOT and VDOT and/or approved for installation prior to the 
issuance of the last residential occupancy permit for the Property, no 
additional warrant studies will be required and the Applicant shall 
have no further obligation to provide signalization at the 
aforementioned intersection. 

iii. The Applicant shall be responsible for the design and installation of 
a traffic signal or a roundabout within right-of way to be provided by 
the County at the intersection of Wellington Road and Hornbaker 
Road at such time as a warrant study establishes the need and the 
signal or roundabout is approved by PWCDOT and VDOT. An SJR 
shall be submitted for review at the intervals noted below, unless 
waived by PWCDOT and VDOT or unless a prior warrant study 
justifies the signal or roundabout and the signal or roundabout is 
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installed. Said signal shall include preemptive and pedestrian 
equipment as required by the County.  The Applicant shall submit an 
SJR to PWCDOT and VDOT for said signal or roundabout prior to 
plan approval for the Wellington Road Transportation Improvements 
(unless constructed by others) and again prior to issuance of the last 
residential occupancy permit for the Property or when requested by 
VDOT and/or PWCDOT.  If said signal or roundabout has not been 
deemed warranted by PWCDOT and VDOT and/or approved for 
installation prior to the issuance of the last residential occupancy 
permit for the Property, no additional warrant studies will be required 
and the Applicant shall have no further obligation to provide 
signalization or the roundabout at the aforementioned intersection.  
 

34. Bethlehem Road Improvements – Subject to PWCDOT and VDOT approval, the 
Applicant shall, at no cost to the County or VDOT, realign Bethlehem Road from 
Wellington Road to Thong Pan Road as shown on Sheet 5D. The Applicant shall 
be responsible for the acquisition, or cost thereof, of off-site right-of-way, including 
any easements required for utilities, utility relocation, and stormwater 
management, in accordance with Proffer #38 below, as required for the Bethlehem 
Road Improvements. Said realignment shall occur prior to the issuance of a 
building permit for a use that generates more than 4,731 VPD, as shown in the TIA 
(dated June 15, 2021) utilitizing the 10th edition of the ITE Trip Generation Manual, 
on the Property or submit a revised TIA and provide mitigation measures, if any, 
in accordance with the revised TIA, subject to County and VDOT approval. In 
addition, the Applicant shall provide a tabulation on each final site/subdivision plan 
submitted to the County that identifies (1) the total VPD and square footage to be 
generated on the Property for each final site/subdivision plan submitted; and (2) 
the cumulative VPD and square footage on the Property. 

 
35. Turn Lanes at Internal Intersections – At time of final site plan approval, the 

Applicant shall prepare and submit turn lane warrant analyses on internal roads 
within the Property that intersect with Katherine Johnson Avenue. If warranted and 
not waived by PWCDOT and/or VDOT, the Applicant shall construct said turn 
lanes. 

 
36. Interparcel Access – Subject to County and VDOT approval, the Applicant shall 

reserve right-of-way for three (3) vehicular interparcel connections in locations as 
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generally shown on Sheet 5 of the MZP. The exact location of the interparcel 
connections shall be determined at final site plan approval. 

 
37. Shared Use Path and Multi-Use Trail – Subject to County and VDOT approval, the 

Applicant shall construct a ten foot (10’) multi-use trail (“Trail”) along Prince William 
Parkway and a Shared Use Path (“Path”) along Wellington Road as generally 
shown on Sheet 5. Said Trail or Path shall be shown on the final site plan for 
development of the adjacent portion of the Property, and said Trail or Path shall 
be constructed at the time the adjacent portion of the Property is developed, 
subject to the consent of the easement holder, if applicable. The Path along 
Wellington Road shall be located within the Wellington Road right-of-way, 
however, in the event the construction of the Path within the right-of-way requires 
the relocation of power lines, the Applicant shall be allowed to place the Path 
outside of the right-of-way within a public pedestrian access easement.  

 
38. Eminent Domain – In the event the Applicant is not able to acquire off-site right-of-

way required in order to provide the Wellington Road Improvements and/or the 
Bethlehem Road Improvements identified above, for roads and associated 
pedestrian facilities identified in the Comprehensive Plan , including, but not limited 
to, any easements required for utilities, utility relocation, grading, and stormwater 
management for the road improvements, the Applicant shall request the County to 
acquire the right-of-way and easements by means of its condemnation powers at 
Applicant's expense. Applicant's request shall be in writing and shall comply in all 
respects with the County's Eminent Domain Policy. Said request shall be made to 
the appropriate County agency and shall be accompanied by the following: 

 
a. The names of the record owners, the property addresses, tax map parcel 

numbers, and GPIN numbers for each landowner from whom such right-of-
way and/or easements are sought. 

 
b. Plats, plans, and profiles showing the necessary right-of-way and/or 

easements to be acquired and showing the details of the proposed 
transportation improvements to be located on each such property. 

 
c. Pursuant to Virginia Code § 25.1-417, a determination of the value of the 

Property shall be based on the following:  
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i. If the assessed value is less than $25,000, then the value shall be 
determined by assessment records or other objective evidence; or  

 
ii. If the assessed value is greater than $25,000 an independent 

appraisal of the value of the right-of-way and easements to be 
acquired, and any and all damages to the residue of the involved 
property, said appraisal to be performed by an appraiser licensed in 
Virginia and approved by the County. 

 
d. A 60 year title search of each involved property. 

 
e. Documentation demonstrating to the County's satisfaction Applicant's good 

faith, best efforts to acquire the right-of-way and/or easements, at a cost of 
at least the appraised value of the involved property interests. 

 
f. A letter of credit acceptable to the County, cash or equivalent (from a 

financial institution acceptable to the County) in an amount equal to the 
appraised value of the property to be acquired, and all damages to the 
residue, together with an amount representing the County's estimate of its 
cost of condemnation proceedings, in a form permitting the County to draw 
upon the same as necessary to effectuate the purposes hereof. 
 

g. An agreement signed by Applicant's representative and approved by the 
County Attorney’s Office whereby Applicant agrees to pay all costs of the 
condemnation, including expert witness fees, court costs, exhibit costs, 
court reporter fees, attorney fees for the Office of the County Attorney, and 
all other costs associated with the litigation, including appeals. The 
agreement shall specifically provide that in the event the property owner is 
awarded in the condemnation suit more than the appraised value estimated 
by Applicant's appraiser, Applicant shall pay to the County the amount of 
the award in excess of the amount represented by the letter of credit or cash 
deposit within 15 days of the award. 

 
39. Transportation Demand Management Plan 
 

a. The Applicant shall implement a Transportation Demand Management 
Program (the "Program") in connection with the development of the 
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Property to be managed and funded by an on-site management company 
and/or a transportation management association (“TMA”). This Program 
shall be developed to include strategies to educate about and promote 
within the Property, such programs as telework and similar alternative 
work arrangements, bike/walk programs, on-site amenities to reduce 
vehicle trips, such as shuttle stops, transit benefits program, local public 
transportation options, flexible work schedules to reduce peak hour 
vehicle trips, and rideshare opportunities. The Program is meant to serve 
the entirety of the Innovation Park Small Area Plan, and therefore will be 
funded through a joint commitment of those within the TMA. The Applicant 
shall provide a monetary contribution to the TDM fund on a building by 
building basis at the rate of $0.01 per gross SF of new commercial uses to 
be constructed on the Property and shall be paid at issuance of occupancy 
permit. Such contributions may be used to implement elements of the TDM 
Program, as determined by the TMA in coordination with Prince William 
County. 
 

b. It is the intent of this Proffer 39 that the Program be flexible over time to 
respond to the evolving transportation-related circumstances of the 
Property, the community, and the region as well as to technologies and/or 
other improvements that may occur, all which may impact travel behavior 
and the transportation network. Accordingly, the Program may be modified 
and amended from time-to-time, subject to consultation with and approval 
of local transportation service providers and PWCDOT. 

 
40. Pedestrian Bridge – As a condition of final site plan approval for the parking 

garage located in Land Bay E, the Applicant shall design the parking garage in a 
manner that will facilitate a connection to the future   pedestrian bridge, as 
identified in the Innovation Park Small Area Plan, dated December 15, 2020. 
Construction of the pedestrian bridge shall be by others and the Applicant shall 
grant, at no cost to the County and/or VDOT, those on-site easements necessary 
to construct the pedestrian bridge.  

 
WATER AND SEWER 

 
41. The Property shall be served by public sanitary sewer and water and the Applicant 

shall be responsible for the costs and construction of those on and off-site 
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improvements required in order to provide such service for the demand generated 
by the development on the Property. 

 
MISCELLANEOUS 

 
42. In the event the monetary contributions set forth in the Proffer Statement are paid 

to the Prince William County Board of County Supervisors ("Board") within 
eighteen (18) months of the approval of this rezoning, as applied for by the 
Applicant, said contributions shall be in the amounts as stated herein. Any 
monetary contributions set forth in this Proffer Statement which are paid to the 
Board after eighteen (18) months following the approval of this rezoning 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 contributions are 
paid they shall be adjusted by the percentage change in the CPI-U from that date 
eighteen (18) months after the approval of this rezoning to the most recently 
available CP1-U to the date the contributions are paid, subject to a cap of 6 percent 
(6%) per year, noncompounded. 
 

WAIVERS & MODIFICATIONS 
 

43. Pursuant to Sections 32-506.09.1 and 32-700.25 of the Zoning Ordinance, 
approval of the subject rezoning shall constitute a waiver/modification in 
accordance with the following: 
 
a. Waiver of Sections 32-201.18 of the Zoning Ordinance and 802.47 of the 

DCSM requirement for a 15 foot wide landscape area around public use 
and community recreation sites.  

 
b. Waiver of Sections 32-210.11 and 32-210.12 of the Zoning Ordinance to 

allow mobile or modular offices for construction or sales offices to be located 
on a parcel for which there may not be an approved site plan or building 
permit. 

 
c. Waiver of Sections 32-250.31 and 32-250.32 of the Zoning Ordinance and 

802.11 and 802.12 of the DCSM requiring internal buffers between different 
uses to be replaced and implemented by the MZP and the Design 
Guidelines. 
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d. Modification of Sections 32-250.40 et seq. of the Zoning Ordinance and 

802.20, 802.21, 802.30, and 802.31 of the DCSM requirements for tree 
canopy and open space to allow calculations based upon the entire 
Property instead of each individual site plan.  
 

e. Modification of Sections 32-280.41.1, 32-405.03.2 ,and 32-506.04.1 of the 
Zoning Ordinance to permit the following uses on the Property: commercial 
recreation (outdoor) by-right and drive-through uses and a motor vehicle 
fuel station use subject to Board approval a special use permit. 
 

f. Modification of Sections 32-306.12.6.F, 32-306.12.6.G, and 32-306.12.6.H 
to allow for performance standards as outlined in Exhibit A. 
 

g. Waiver of Section 32-405.04(7) of the Zoning Ordinance to allow the 
residential use to exceed 35% of the gross land area of the PMD as shown 
on the Land Use Plan. 
 

h. Modification of Sections 32-401.14, 32-401.15, 32-403.24, 32-403.25, 32-
402.44, 32-402.45, 32-402.14, 32-402.15, 32-402.34, 32-402.35, 32-
506.05, 32-506.06, and 32-506.07 of the Zoning Ordinance to allow for the 
performance standards as outlined in Exhibit A. 
 

i. Modification of Sections 32-405.04(4) of the Zoning Ordinance and 
802.47.B of the DCSM to reduce the perimeter buffer to be as shown on 
Sheets 4 and 4A of the MZP. 
 

j. Modification of Section 32-506.06 of the Zoning Ordinance requiring a 100 
foot setback from all public street rights-of-way classified as 
interstate/freeway, parkway, and principal arterial, and to the requirement 
for a buffer type C with such setback, as shown on Exhibit A. 
 

k. Modification of Sections 32-506.06(1)(a) of the Zoning Ordinance and 
802.48.B of the DCSM to reduce the required 50 foot buffer for sides and 
rears of single family attached units against Parkway and Principal Arterial 
to allow for the landscaping as shown on Sheet 4 and Sheet 4A. 
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SIGNATURE PAGE 

MJV PARCEL A, LLC, a Virginia limited liability 
company 

 
 By:  MJV Associates, LLC, Sole ember 

By:      

Name:      

Title:      
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SIGNATURE PAGE 

 
PWC-PARCEL A, LLC, a Virginia limited 
liability company 
 

       By:  PWC Associates, Limited   
       Partnership, Sole Member 

By:      

Name:      

Title:      
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SIGNATURE PAGE 

 
PRINCE WILLIAM COUNTY BOARD OF 
SUPERVISORS 

By:       

Name:       

Title:       
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AMENDMENT TO DECLARATION FOR  
PROPERTY OF THE BOARD OF COUNTY SUPERVISORS OF 

PRINCE WILLIAM COUNTY, VIRGINIA

This AMENDMENT TO DECLARATION (“Amendment”) dated as of the 
______________ day of ________________________, 2021, by THE BOARD OF COUNTY 
SUPERVISORS OF PRINCE WILLIAM COUNTY, VIRGINIA, a political subdivision (the 
“Board”), as GRANTOR and GRANTEE for indexing purposes, and STANLEY MARTIN 
HOMES, LLC, a Virginia limited liability company (“SMC”), as GRANTOR and GRANTEE for 
indexing purposes, recites and provides. 

RECITALS: 
WHEREAS, the Board is the governing body of Prince William County, Virginia.  The 

Board acquired approximately 525 acres of land (the "County Property") for economic 
development purposes located in the high technology office and business park known as 
INNOVATION@ Prince William.  The County Property is more particularly described in the 
deed recorded in Deed Book 2216, at page 39, as corrected and recorded in Deed Book 2246, 
at page 198 and in Deed Book 2428, at page 219, and as modified by the instrument recorded 
as Instrument No. 200106260063346, all among the land records of Prince William County, 
Virginia (the “Land Records”).   

WHEREAS, the County Property is subject to that Declaration for Property of the Board 
of County Supervisors of Prince William County, Virginia, Frederick M. Mako and Connie E. 
Mako at Innovation @ Prince William dated January 7, 2000 and recorded in Deed Book 2864, 
at page 390, and re-recorded as Instrument No. 200104050032230, all among the Land 
Records (the "Declaration").  The primary purpose of the Declaration was to subject the County 
Property to the restrictions contained in the proffered conditions accepted by the Board with the 
approval of REZ 00-0001.  Defined terms used in this Amendment and not specifically defined 
herein shall have the same meaning given to such terms in the Declaration. 

WHEREAS, Article VIII of the Declaration provides that the Board may amend the 
Declaration at any time by following the same procedure for amendment of a proffer under 
Virginia law and the Board's procedures.  Article VIII specifically states:  "No other approval 
shall be required to effectuate the amendment.  The amendment shall take effect upon 
recordation in [the Land Records].”  The Board and SMC are parties to an Interparcel Land 
Transfer Agreement effective March 23, 2021, in which the Board agrees to transfer to SMC 
two portions of the County Property, such portions being located on University Boulevard and 
further identified as a 0.8761 acre parcel and 0.5353 acre parcel of Prince William County 
Geographic Parcel Identification No. 7696-00-5505 (together, the “Innovation Town Center 
Property”), both as more particularly described in Exhibit A attached to this Amendment and 
incorporated herein by this reference. 

WHEREAS, SMC is pursuing a rezoning with the Board for purposes of developing the 
Innovation Town Center Property and its intended use upon full and final settlement between 
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SMC and the Board.  To accomplish the rezoning, the Board and SMC desire and intend to 
amend the Declaration to remove the Innovation Town Center Property from the Declaration, 
so that the rezoning proffer statement will thereafter apply to the Innovation Town Center 
Property without conflict from the provisions set forth in the Declaration.  The Board and SMC 
are executing and recording this Amendment pursuant to Article VIII of the Declaration to 
accomplish this purpose. 

PROVISIONS 
NOW, THEREFORE, pursuant to Article VIII of the Declaration, the Board hereby 

removes the Innovation Town Center Property, including any public right-of-way that 
subsequently becomes part of the Innovation Town Center Property, from the provisions of the 
Declaration.  By this Amendment, the provisions of the Declaration shall no longer apply to the 
Innovation Town Center Property. 

Consistent with and in furtherance of the removal of the Innovation Property from the 
Declaration, the chart set forth in Article II, Section 1 of the Declaration, which is entitled 
"Permitted Development," is amended and restated as set forth in Exhibit B attached to this 
Amendment to Declaration and incorporated herein by this reference. 

Except as expressly amended by this Amendment, the provisions of the Declaration 
shall remain in full force and effect. 
 

[SIGNATURES ON ATTACHED PAGES] 
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WITNESS the following signatures and seals: 
 
 
Attest: BOARD OF COUNTY SUPERVISORS OF  
 PRINCE WILLIAM COUNTY 
  
Clerk to the Board 
 By: ____________________________________ 
 CHRISTOPHER E. MARTINO, COUNTY  
 EXECUTIVE, pursuant to Ordinance No. 22- 
 
COMMONWEALTH OF VIRGINIA, 
County of Prince William, to-wit: 
 

I, the undersigned Notary Public of and for the jurisdiction aforesaid, do hereby certify that Corey 
Stewart, Chairman of the Board of County Supervisors of Prince William County, whose name is signed 
to the foregoing Amendment dated __________________, 2021, has this date appeared before me, 
and acknowledged the same. 

 
Given under my hand and seal this ______ day of ____________________, 2021 

 
 
        
Notary Public 

 
My commission expires:     
Registration No.:      

 
COMMONWEALTH OF VIRGINIA, 
County of Prince William, to-wit: 
 

I, the undersigned Notary Public of and for the jurisdiction aforesaid, do hereby certify that 
_____________________, Clerk to the Board of County Supervisors of Prince William County, whose 
name is signed to the foregoing Amendment dated __________________, 2021, has this date 
appeared before me, and acknowledged the same. 
 
Given under my hand and seal this ______ day of ____________________, 2021. 
 
 
        
Notary Public 
 
My commission expires:     
Registration No.:      
 
FORM APPROVED  
 
______________________          

Date    Assistant County Attorney 

ATTACHMENT 
September 21, 2021 

Ord. No. 21- 
Page 28 of 31



Exhibit A: Legal Description of Innovation Town Center Property 
 

Metes and Bounds Description 
for the northwesterly portion of the property of 

Board of Supervisors of Prince William County, Virginia 
Deed Book 2428, Page 219 

Brentsville Magisterial District 
Prince William County, Virginia 

 
Beginning at the northwesterly corner of the property herein described, said corner being on 
the easterly public right-of-way line of Prince William Parkway,  
 
Thence running with said Prince William Parkway S83°47’26”W 10.50 feet to a point, said point 
being the southwesterly corner of PWC-Parcel A, LLC, Instrument #200601300015999 and 
MJV Parcel A, LLC, Instrument #201606170045675, 
 
Thence departing said Prince William Parkway and running with said PWC-Parcel A, LLC and 
MJV Parcel A, LLC N83°46’09”E 506.74 feet to a point,  
 
Thence departing said PWC-Parcel A, LLC and MJV Parcel A, LLC and running through the 
property of the Board of Supervisors of Prince William County, Virginia S66°20’59”W 492.90 
feet to a point on the aforementioned easterly public right-of-way line of Prince William Parkway,  
 
Thence running with said Prince William Parkway N23°52’46”W 154.85 feet to the point of 
beiginning and containing 38,161 square feet or 0.8761 acre of land more or less.  
 
Subject, however, to all easements, rights-of-way and restrictions of record.  
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Metes and Bounds Description 
for the northeasterly portion of the property of 

Board of Supervisors of Prince William County, Virginia 
Deed Book 2428, Page 219 

Brentsville Magisterial District 
Prince William County, Virginia 

 
Beginning at the northeasterly corner of the property herein described, said corner being on the 
line of The Rector and Visitors of George Mason University, deed book 2919, page 682, and 
the southeast corner of PWC-Parcel A, LLC, Instrument #200601300015999 and MJV Parcel 
A, LLC, Instrument #201606170045675,  
 
Thence departing said property of PWC-Parcel A, LLC and MJV Parel A, LLC and running with 
The Rector and Visitors of George Mason University S25°25’41”E 122.96 feet to a point, 
 
Thence departing said The Rector and Visitors of George Mason University and running 
through the property of the Board of Supervisors of Prince William County, Virginia 
S66°20’50”W 379.42 feet to a point on the southerly line of aforementioned property of PWC-
Parcel A, LLC and MJV Parcel A, LLC, 
 
Thence departing said Board of Supervisors of Prince William County, Virginia and running with 
said PWC-Parcel A, LLC and MJV Parcel A, LLC N48°13’50”E 395.20 feet to the point of 
beginning and containing 23,316 square feet or 0.5353 acre of land more or less.  
 
Subject, however, to all easements, rights-of-way and restrictions of record.  
 
 
 
 
. 

ATTACHMENT 
September 21, 2021 

Ord. No. 21- 
Page 30 of 31



Exhibit B: Amended and Restated Density Chart 
 

Broadview/Innovation 
County Owned Properties and FM Technologies (Mako) Properties 

Maximum Development Area 
 

Land 
Bay 

PBD Land 
Bay Use 

Designatio
n 

Gross Land 
Bay Area 
(Acres) 

Net Land 
Bay Area 
(Acres) 

Max. 
Height 

(including 
Mech. 

equipment
) 

Maximum 
Building 

Area 
(Square 

Feet) 

Hotel 
Max. 
Room

s 

Maximu
m retail 
Building 

Area 

Residenti
al 

8 thru 
15 

OC3/IC1 310.88 285 70 feet 3,394,267    

16 OC3/IC1 34.48 24.8 70 feet  290,597    
17 OC3/IC1 1.3 20.3 70 feet 237,868 300   
17 OC3/IC1 22.45 20.3 70 feet 237,868 300   
18, 
19 
and 
21 

OC3/IC1 61.98 56.6 70 feet 662,448    

20 OC3/IC1 13.78 7.6 70 feet 72,501 150 50,000  
31 OC3/IC1 26.40 19.81 70 feet 309,346    

Total
s 

 Gross 
County and 

FM 
Technologie

s (Mako) 
acreage 

 
 
 

471.27 

Net County 
and FM 

Technologie
s (Mako) 

Developmen
t Area 

 
 
 

414.11 

 Total 
Building 
Area (not 
including 
hotel and 

hotel/ 
conferenc
e center 

 
4,967,027 

Total 
Hotel 
Room

s 
 
 
 
 
 
 

450 

Total 
Retail 

 
 
 
 
 
 
 

50,000 

 
 
 
 

NONE 

*FM Technologies (Mako) owns 2.8 acres located in Land Bay 21 
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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 

 
 

5 County Complex Court, Suite 210, Prince William, Virginia 22192 • 703-792-7615 • fax 703-792-4401 | www.pwcva.gov 

 
 
EXECUTIVE SUMMARY 
 
This is a request to rezone ±107.4 acres from A-1, Agricultural, and PBD, Planning Business District, 
to PMD, Planned Mixed Use District, to allow a mixed-use development that will include up to 1,032 
residential units and ±447,100 square feet of nonresidential uses and associated waivers and 
modifications, including building height floor area ratio increases, and a modification to the 
Technology Overlay District regulations to align with the Innovation Small Area Plan.  The companion 
Special Use Permit is for a modified “Town Center” for a ±25.1-acre area to include up to 364 
residential units and up to 331,100 sq. ft. of nonresidential uses and associated waivers and 
modifications.  The application also includes a request to amend / release the subject site from the 
Declaration for the property of the Prince William Board of County Supervisors (Board) at Innovation 
at Prince William County.  The property is located at the southeast quadrant of the intersection of 
Prince William Parkway / Route 234 By-Pass and Wellington Road. 
 
The Planning Commission and Staff recommends that the Board approve Rezoning and Release of 
Declaration #REZ2016-00030, Innovation Town Center, subject to proffers dated September 9, 2021, 
and Special Use Permit #SUP2016-00031, Innovation Town Center, subject to conditions dated 
September 9, 2021.  

BOCS Hearing Date: September 21, 2021 

Agenda Title: Rezoning and Release of Declaration #REZ2016-00030, Innovation Town 
Center and Special Use Permit #SUP2016-00031, Innovation Town 
Center 

District Impact: Brentsville Magisterial District 

Requested Action: Approve Rezoning and Release of Declaration #REZ2016-00030, 
Innovation Town Center, subject to proffers dated September 9, 2021, 
and Special Use Permit #SUP2016-00031, Innovation Town Center, 
subject to conditions dated September 9, 2021. 

Department: Planning Office 

Staff Lead: Parag Agrawal, AICP, Planning Director 
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BACKGROUND 
 

A. Request: This is a request to rezone ±107.4 acres from A-1, Agricultural, and PBD, Planning 
Business District, to PMD, Planned Mixed Use District, to allow a mixed-use development 
that will include up to 1,032 residential units and ±447,100 square feet of nonresidential 
uses and associated waivers and modifications, including building height floor area ratio 
increases, and a modification to the Technology Overlay District regulations to align with 
the Innovation Small Area Plan.  The companion Special Use Permit (SUP) is for a modified 
“Town Center” for a ±25.1-acre area in the PMD, Planned Mixed Use District to include up 
to 364 residential units and up to 331,100 sq. ft. of nonresidential uses and associated 
waivers and modifications.  The SUP is limited to the area of Land Bay E.  The application 
also includes a request to amend / release the subject site from the Declaration for the 
property of the Board at Innovation at Prince William County.  

 
 Uses/Features Existing Proposed 

Zoning A-1, Agricultural (106.1 acres) 
PBD, Planned Business District (1.3 

acres) 

PMD, Planned Mixed Use District 

Use 
 

Vacant 
 

370 single-family attached 
298 multifamily (two-over-two) 

364 multifamily  
(1,032 residential units total) 

±447,100 sq. ft. of nonresidential uses 
Uses/Features Required (PMD District) Proposed 

Minimum District 
Size 

25 acres ±107.4 acres 

Open Space 20% minimum nonresidential   
(varies for different land use 

classifications) 

 30% overall for project 

Buffering 50 feet perimeter buffering* Variable buffering 
(waivers requested) 

*Greater buffers are required by the TeOD regulations (outside of the Town Center).  
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The project includes the following land bays and uses, as stated on the Master Zoning Plan: 
 

Land 
Bay 

Land Use 
Classification 

Land Uses Land Bay 
Acreage 

Maximum 
Dwelling 

Units 

Maximum Non-
Residential 

Square Footage 
A Office Mixed Use 

(OMU) 
Tech Commercial 12.4 N/A 116,000 

B 
 

Office Mixed Use 
(OMU) 

Single-Family Attached 28.3 271 N/A 

C Community 
Mixed Use (CMU) 

Single-Family Attached 23.6  99 N/A 

D Community 
Mixed Use (CMU) 

Multifamily Stacked  18 298 N/A 

E Town Center (TC) Commercial, Office, Retail, 
Multifamily, and 

Multifamily Mid-Rise 

25.1 364 331,100 

Totals 107.1 1,032 447,100 

 
B. Site Location: The property is located at the southeast quadrant of the intersection of 

Prince William Parkway / Route 234 By-Pass and Wellington Road.  The property consists of 
two (2) parcels for of a total +/- 107.4 acres and is zoned A-1, Agricultural, and PBD, 
Planned Business District. 

 
C. Comprehensive Plan: The site is designated OMU, Office Mixed Use, CMU, Commercial 

Mixed-Use, and TC, Town Center, in the Comprehensive Plan and is located within the 
Innovation Park Small Area Plan, which was adopted by the Board on December 15, 2020. 

 
D. Zoning: The site is currently zoned A-1, Agricultural, and PBD, Planned Business District. 

The site is also located within the Technology Overlay District (TeOD), and the Airport 
Safety Overlay District. 

 
E. Surrounding Land Uses: The site is located on the east side of Prince William Parkway / 

Route 234 By-Pass, north of University Boulevard and south of Wellington Road.  The 
abutting properties to the east consist of the George Mason University – Prince William 
campus on the southern portion of the site and industrial uses on the northern portion.  To 
the south, across University Boulevard, consists of office and employment uses.  To the 
north of the property, across Wellington Road, the uses are primarily industrial in nature. 

 
F. Background and Context: 

• Application History: The subject applications were initially submitted for review on June 
24, 2016.  At that time the total project acreage was ±129.79 acres and included ±23.74 
acres of County-owned property.  The request was companion to a then pending 
Comprehensive Plan Amendment to redesignate the entire project acreage Town 
Center Mixed Use within the Innovation Sector Plan.  The initially submitted 
development program included 343,000 square feet of nonresidential uses, a hotel, 
and a maximum of 1,416 residential units, including 200 age-restricted units. 



Innovation Town Center 
Rezoning and Release of Declaration #REZ2016-00030 

Special Use Permit #SUP2016-00031 
September 21, 2021 

Page 4 

 

After an extended period of inactivity, the proposal was substantially amended on 
November 23, 2020, and resubmitted for review.  The new Innovation Park Small Area 
Plan was substantially completed and contained recommendations for a Town Center 
in this location.  The acreage of the rezoning and special use permit (SUP) was reduced, 
and a separate rezoning application was submitted for the majority of the County-
owned property (University Village at Innovation). 

The acreage of the Special Use Permit (SUP) application was reduced to align with the 
Town Center designation in the Comprehensive Plan, as amended with the adoption of 
the Innovation Park Small Area Plan.  The current special use permit application is 25.1 
acres and does not meet the acreage minimums to require that a special use permit be 
filed for a “Town Center”.  While the site is considered a town center in general terms of 
implementing the Town Center designation in the Innovation Small Area Plan, it does 
not meet the definition of a “Town Center” in the Zoning Ordinance.  This applicant has 
nevertheless retained the SUP and asked for waivers of the minimum acreage 
requirements.  Staff has explained that the SUP is not required for the proposed uses. 

• County-Owned Property: The 1.3-acre County property is subject to #PLN2007-00535, 
Innovation at Prince William.  The southern portion of the property is within the “Tech 
Flex” area, is zoned PBD, and can be developed with uses permitted in the O(F), Office 
Flex, O(H), Office High-Rise, or M-2, Light Industrial, zoning districts.   

This County-owned property is in the Innovation Business Park and is subject to the 
County Declaration, dated January 7, 2000 (Declaration for Property of the Board of 
County Supervisors of Prince William County, Virginia, Frederick M. Mako and Connie E. 
Mako at Innovation @ Prince William dated January 7, 2000, recorded in Deed Book 
2864, at Page 390, and subsequently amended).  The procedure for the amendment of 
the County Declaration is the same procedure as a proffer amendment.  This Rezoning 
includes a companion request to amend the Declaration.  The proffers proposed by the 
Applicant are intended to fully replace the role of the County Declaration in the 
development of the property.  The Applicant requests that the County record an 
amendment to the County Declaration (draft provided), which will remove the subject 
site from the County Declaration.  
 
The 1.3-acre County property is also subject to the overall Declarations for Innovation 
@ Prince William, originally dated January 21, 2000, recorded at Deed Book 2864, Page 
307 among the County land records, and is subject to the Innovation Design Guidelines 
and Innovation Architectural Review Board (ARB) review.  

• Innovation Park Small Area Plan: On December 15, 2020, the Board adopted the 
Innovation Park Small Area Plan (Res No. 20-852).  The Small Area Plan is intended to 
encourage development to realize the desired University Center, Technology Center, 
and Employment Center with a common goal of creating a multimodal, interconnected 
community with a strong sense of place.  
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• Technology Overlay District (TeOD) and Innovation @ Prince William Science and 
Technology Sector Plan: The subject site is located within the TeOD, which exists to 
promote harmonious development around George Mason University.  The TeOD exists 
as an implementation tool for the Innovation @ Prince William Science and Technology 
Sector Plan.  As stated in Res No. 20-852, the new Innovation Park Small Area Plan is 
intended to replace the existing Innovation @ Prince William Science and Technology 
Sector Plan.  With the adoption of the Small Area Plan the Board also initiated 
amendments to the Zoning Ordinance, including the Technology Overlay District, to 
address the adoption of, and support the implementation of, the Innovation Park Small 
Area Plan.  At this time amendments to the TeOD have not been drafted or approved 
by the Board.  In order to implement the orderly development of the subject project, 
the Applicant requests to apply the guidance of the Innovation Park Small Area Plan, 
and not the Innovation @ Prince William Science and Technology Sector Plan (as 
implemented through the TeOD).  Pursuant to Section 32-506.09, waivers, and 
modifications within a TeOD, the Board may waive or modify any provision, including 
use restrictions, pursuant to an approved rezoning.  With this request the application 
proposes to waive TeOD guidance, as they may be inconsistent with the recently 
adopted Innovation Park Small Area Plan. 

• George Mason University: The subject site is abutting the George Mason University’s 
Science and Technology Campus (SciTech Campus).  The campus opened in 1997, and 
today, the 134-acre campus serves more than 2,000 students with approximately 150 
graduate students living on campus.  The George Mason University is currently 
undergoing a master plan process to guide future decisions on the university’s three 
primary campuses in Arlington, Fairfax, and Prince William; and will prepare student 
projections.  At this time student projections are not available; however, the amenities 
associated with a town center in this location are planned to support the growing 
SciTech Campus and its students, staff, and faculty. 

G. Planning Commission Public Hearing:  On September 8, 2021, the Planning 
Commission held a public hearing and recommended approval of Rezoning and 
Release of Declaration #REZ2016-00030 subject to proffers dated August 26, 2021, and 
Special Use Permit Innovation Town Center #SUP2016-00031, with conditions dated 
June 15, 2021. 

STAFF RECOMMENDATION 
 
Staff recommends approval of Rezoning and Release of Declaration #REZ2016-00030, Innovation Town 
Center, subject to revised proffers dated September 9, 2021, and Special Use Permit #SUP2016-00031, 
Innovation Town Center, subject to revised conditions dated September 9, 2021, which include minor 
technical revisions, for the following reasons:  
 

• The proposal will reasonably implement the Innovation Park Small Area Plan. 
 

• The Applicant has committed to multistory construction within the Town Center (TC) designation.  
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• One-story standalone retail or retail service uses have been restricted. 
 

• Triggers for the construction of nonresidential uses have been provided to ensure that a mix of 
uses will be provided within the Town Center (TC) designation. 

 
• Design guidelines are proposed to guide future development of the site. The design guidelines 

further the recommendations in the Innovation Park Small Area Plan.  
 

• As proffered, the level of service impacts will be mitigated.  
 
Comprehensive Plan Consistency Analysis 
Long-Range Land Use:   
This site is located within the Development Area of the County, and is designated OMU, Office Mixed Use, 
CMU, Commercial Mixed-Use, and TC, Town Center, on the Long-Range Land Use Map, and is located 
within the Innovation Park Small Area Plan.  The Innovation Park Small Area Plan establishes a regional 
employment center featuring advanced technology and research and development industries surrounding 
a core consisting of a vibrant, pedestrian-oriented, mixed-use development in a Town Center.  The Town 
Center is intended to enhance and support the George Mason University SciTech Campus.  The subject 
rezoning builds upon the Town Center concept, although the overall mix of uses is less dense than is 
recommended in the Small Area Plan and is substantially more residential.  Throughout the review process 
staff has encouraged the Applicant to emphasize nonresidential uses within the project area. 
 
Level of Service (LOS):   
The application includes a mix of residential and nonresidential uses.  The residential development 
includes a maximum of 1,032 units.  The rezoning application was filed prior to July 1, 2016.  Subsequent 
to the filing of the rezoning application, the County eliminated its established level of service monetary 
policy and initiated the Innovation Park Small Area Plan.  This plan was approved by the Board in 
December 2020.  As such, the Applicant is submitting this application pursuant to Section 15.2-2303.4(D)(1) 
of Virginia Code and deems these proffers reasonable and appropriate, as evidenced by the signed 
proffers.  Additionally, the Applicant has submitted a full proffer justification narrative to support the 
proposed proffers. 
 
The monetary proffers are summarized, as follows:  
 

Schools $8,549.47 per single-
family attached unit 
(SFA)  
 
$4,499.72 per 
multifamily unit (MF)  

$8,549.47 x 370 SFA 
 
 
 
$4,499.72 x 662 MF 

$6,142,118.54 

Fire & Rescue 
 

$1,280.04 per single-
family attached unit 
(SFA)  
 
$939.78 per multifamily 
unit (MF) 

$1,280.04 x 370 SFA 
 
 
 
$939.78 x 662 MF 
 

$1,368,480.16 
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$0.61 per square foot 

 
$0.61 x 447,100 SF 

Libraries  $705.24 per single-
family attached unit 
(SFA)  
 
$517.77 per multifamily 
unit (MF)  

$705.24 x 370 SFA 
 
 
 
$517.77 x 662 MF 

$603,702.54 

Affordable Housing $250 per residential 
unit 

$250 x 1,032 units 
(minus $2,500 credit) 

$255,500.00 

Parks and 
Recreation 

$770.48 per single-
family attached unit 
(SFA)  
 
$565.67 per multifamily 
unit (MF)  

$770.48 x 370 SFA 
 
 
 
$565.67 x 662 MF 

$659,551.14 

Environment $75 per acre $75 per acre x 107.4 
acres 

$8,055.00 

TOTAL LOS $ 
CONTRIBUTION 

  $9,037,407.38 

 
Strategic Plan 
Goal 3: Resilient Economy: The proposal is for a town center development connected to George Mason 
University, which as designed with emphasis on walkable environments and attractive public spaces, is in 
alignment with the recently adopted Strategic Plan for live / work / play environments.  The project is well-
situated for partnerships with the SciTech Campus in the future.  Additionally, the rezoning from A-1 and 
PBD to PMD, which includes the potential for 447,100 square feet of nonresidential uses will expand the 
County’s commercial tax revenue base. 
 
Goal 5: Environmental Conservation: The proposal meets the environmental conservation policies 
provided in the Strategic Plan.  Thirty percent open space is provided on the site, which exceeds minimum 
requirements.  The limits of clearing and grading preserve 6 of the 13 specimen trees located onsite. 
Additionally, the layout of the residential sections of the development have been designed to allow for 
stream preservation. 
 
Goal 6: Sustainable Growth: The Innovation Park area is one of six designated regional activity centers in 
the County and is an area targeted to accommodate desired economic development. Growth in this area is 
recommended as a sustainable growth policy. 
Goal 7: Transportation and Mobility: The application includes sidewalks, trails, and a well-developed 
system of pedestrian circulation.  The Applicant has included numerous connections between the 
proposed student housing, the town center, and the GMU campus in order to reduce the number of 
vehicular trips and parking spaces required within the development and to create a walkable community. 
A new roadway network is also proposed to serve the town center and planned growth.  
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Community Input 
Notice of this application has been transmitted to property owners within 1,320 feet of the site.  As of the 
date of this staff report, the Planning Office is not aware of any opposition.  In the weeks leading up to a 
work session with the Planning Commission on the project, staff received two emails with questions and 
comments related to the request and the successful implementation of the Innovation Park Small Area 
Plan. These comments were forwarded to the Planning Commissioners.  
 
Other Jurisdiction Comments 
The applications were forwarded to the City of Manassas for review and comment.  The City of Manassas 
did not provide comment on the applications. 
 
Legal Issues 
Legal issues resulting from the Board action are appropriately addressed by the County Attorney’s Office. 
 
Timing 
The Board generally has one year from the date of acceptance to take action on a rezoning request.  The 
Planning Office also generally recommends that action on SUP applications occur within one year.  The 
subject applications were initially submitted for review on June 24, 2016 and have had extended periods of 
inactivity prior to the adoption of the Innovation Park Small Area Plan.  The one-year timeframe for the 
Boards action on a rezoning has been deemed extended.  The Applicant submitted a substantially 
modified rezoning proposal on November 23, 2020, just prior to the adoption of the Innovation Park Small 
Area Plan in December 2020. 
 
 
STAFF CONTACT INFORMATION 
 
Meika Daus | (703) 792-7901 
Mdaus@pwcgov.org 
 
 
ATTACHMENTS 
 
Area Maps  
Staff Analysis 
Master Zoning Plan 
Special Use Permit Plan 
Waivers and Modifications 
Design Guidelines 
Performance Standards 
Environmental Constraints Analysis (ECA) 
Transportation Demand Management (TDM) Guidelines 
Proffer Justification Narrative 
Agency Comments 
Planning Commission Resolution 
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#REZ2016-00030 and #SUP2016-00031 | Page 14 



Innovation Park Small Area Plan: Public Space and Green Infrastructure 

#REZ2016-00030 and #SUP2016-00031 | Page 15 



Staff Analysis 

#REZ2016-00030 and #SUP2016-00031 | Page 16 

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 

Environment Yes 

Fire and Rescue Yes 

Housing Yes 

Library Yes 

Parks, Open Space and Trails Yes 

Police Yes 

Potable Water Yes 

Sanitary Sewer Yes 

Schools  Yes 

Transportation Yes 
 

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

Direction Land Use Long Range Future 
Land Use Map 
Designation 

Zoning 

North  Storage Yard EI A-1, M-1 

South Vacant Land TC PBD 

East George Mason University CMU, PL M-1, M-2 

West Prince William Parkway and 
Vacant Land beyond 

TF, OMU PMD, M-1, 
M/T 
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Long-Range Land Use Plan Analysis 

 
Through wise land use planning, the County ensures that landowners are provided a reasonable use 
of their land while the County is able to judiciously use its resources to provide the services for 
residents and employers’ needs.  The Long-Range Land Use Plan sets out policies and action 
strategies that further the County’s goal of concentrating on population, jobs, and infrastructure 
within vibrant, walkable, mixed-use centers serviced by transit.  In addition to delineating land uses 
on the Long-Range Land Use Map, the Plan includes smart growth principles that promote a 
countywide pattern of land use that encourages fiscally sound development and achieves a high-
quality living environment; promotes distinct centers of commerce and centers of community; 
complements and respects our cultural and natural resources, and preserves historic landscapes 
and site-specific cultural resources; provides adequate recreational, park, open space and trail 
amenities that contribute to a high quality of life for county residents; and revitalizes, protects, and 
preserves existing neighborhoods. 
 
This site is located within the Development Area of the County, and is designated OMU, Office Mixed 
Use, CMU, Commercial Mixed-Use, and TC, Town Center, on the Long Range Land Use Map.  The 
Innovation Park Small Area Plan establishes a regional employment center featuring advanced 
technology and research and development industries surrounding a core consisting of a vibrant, 
pedestrian-oriented, mixed-use development in a Town Center. The Town Center is intended to 
enhance and support the George Mason University SciTech Campus. 
 
The following table summarizes the uses and densities that are intended, based upon these 
designations: 
 

Long Range Land Use 
Map Designation 

Intended Uses and Densities 

Town Center Mixed 
Use (TM) in the 
University District 

Town Centers provide a mix of uses arranged in a pedestrian-friendly 
urban form. These centers are locations for regional commercial and 
entertainment destinations as well as access to amenities for adjacent 
residential and employment centers. Streets are interconnected and 
multimodal with parking located behind buildings. Short blocks with 
shallow setbacks and onstreet parking are appropriate. 

Commercial Mixed 
Use (CMU) 

Mixed-use live work centers include both residential and commercial 
uses arranged in a pedestrian-friendly form.  Locations for community, 
commercial, entertainment destinations, and public facilities directly 
accessible to surrounding neighborhoods. Streets are interconnected 
and serve cars, cyclists, and pedestrians.  These mixed-use centers 
should be connected by transit to nearby destinations and to nearest 
rail transit.  
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Long Range Land Use 
Map Designation 

Intended Uses and Densities 

Office Mixed Use 
(OMU) in the Transit 
District  

The purposed of this designation is for areas of low to high-rise offices 
or research and development activities.  Projects developed in this 
classification shall be for office use, with retail and retail service uses 
discouraged as a stand-alone structure. Office development areas are 
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. 
 
Transit District Overlay also falls over the OMU property. This overlay 
provides that primary uses are defined by the underlying district and in 
addition the Transit district allows the following secondary uses, 
multifamily residential and attached residential. 

 
 

Form and Character 
Standards TC 

Town Center  
In the University Village 

District 

Proposed  
 

Implementing 
Zoning District 

PMD PMR PBD R-U B-2 O(L) PMD with B-1 O(L) O(M) and 
UDR/UHDR land bay 

designations 
Target Residential 

Density 
T-6: 50-100 du/acre  
T-5: 20-50 du/acre 

±14.5 du/acre 

Target Non-
Residential 

FAR 

T-6: 2.30-3.00 FAR  
T-5: 1.38-2.30 FAR 

±0.30 FAR 

Target Building Height T-6: 8-20 stories  
T-5: 6-12 stories 

3-5 stories  
(as proffered, buildings within 

the Town Center shall be a 
minimum of 3 stories in height) 

 
 

Form and Character 
Standards CMU 

Community Mixed-Use Center 
 

Proposed  
 

Implementing 
Zoning District 

PMD PMR PBD R-16 B-2 O(L) PMD with MDR and HDR land 
bay designations 

Target Residential 
Density 

T-4- 8-24 du/acre ±9.64 du/acre 

Target Non-
Residential 

FAR 

0.57 – 1.38 FAR None 

Target Building Height T-4- 4-8 stories 3-4 stories 
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Form and Character 

Standards OMU 
Office Mixed Use  

in the Transit District 
Proposed  

 
Implementing 
Zoning District 

O(H) O(M) O(F) PBD PMR PMD with B-1 M-2 O(F) and HDR 
land bay designations 

Target Residential 
Density 

T-3- 4-12 du/ac ±6.67 du/acre 

Target Non-
Residential 

FAR 

0.23 to 0.57 FAR ±0.07 to ±0.21 FAR 
 

Target Building Height T-3- 3-5 stories 1-3 stories 

 
Proposal’s Strengths 
 

• Zoning Compatibility: The proposed zoning to PMD, Planned Mixed Use District, is 
recommended in the Innovation Park Small Area Plan as an implementation tool for the 
Town Center and Community Mixed Use designation; however, there are land bay 
designations that do not fully implement the Small Area Plan guidance. 
 

• Vertical Mix of Uses: While the residential and nonresidential densities within the Town 
Center designation are less intense than recommended within the Small Area Plan, the 
Applicant has committed to multistory buildings and a vertical mix of uses within the Town 
Center designation. Multistory mixed use buildings help create a sense of enclosure for the 
streetscape. Ground floor retail uses within storefronts help enhance the pedestrian 
experience. A vertical mix of uses and public spaces are proposed along Hylton Center 
Boulevard. This is the front door of the Town Center.  
 

• Phasing Tied to the Core of the Town Center: As proffered, the Applicant agrees to construct 
Block 1 within the Town Center prior to the completion of two-thirds of the residentials units, 
and this block shall include a minimum of 50,000 square feet of nonresidential uses. 
 

Proposal’s Weaknesses 
 

• Inconsistency with Community Mixed Use (CMU) Form and Character Recommendations: 
The application includes 100 percent residential uses (with supportive recreational space) 
within the Community Mixed Use designation. The Small Area Plan recommends up to 60 
percent residential uses. Staff notes that the residential use is within the recommended 
density range; however this area lacks the complementary mix of uses recommended in the 
Small Area Plan. The Applicant does not propose commercial uses in this area in order to 
focus commercial activities and intensity within the Town Center designation. 
 

• Inconsistency with Office Mixed Use (OMU) Form and Character Recommendations: Within 
this designation, the FAR and building heights are lower than recommended for 
nonresidential uses. 
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On balance, while there are inconsistencies with the form and character standards in the Small 
Area Plan, the application has been modified to strengthen aspects of the design within the Town 
Center designation and Office Mixed Use designation, and staff believes the proposal is consistent 
with the overall land use guidance in the Small Area Plan.  
 
 

Community Design Plan Analysis 
 
An attractive, well-designed County will attract quality development, instill civic pride, improve the 
visual character of the community and create a strong, positive image of Prince William County.  The 
Community Design Plan sets out policies and action strategies that further the County’s goals of 
providing quality development and a quality living environment for residents, businesses, and 
visitors, and creating livable and attractive communities.  The Plan includes recommendations 
relating to building design, site layout, circulation, signage, access to transit, landscaping and 
streetscaping, community open spaces, natural and cultural amenities, stormwater management, 
and the preservation of environmental features.   
 
Proposal’s Strengths 
 

• Design Guidelines: The Applicant proffers that development on the Property shall be in 
conformance with the design concepts and details set forth in the proposed Design 
Guidelines. The Design Guidelines contain standards for buildings and architecture, 
streetscape, storefronts, parks and open space, loading, fences, walls, and parking design 
that will guide future development on the site.  
 

• Public Spaces:  The Small Area Plan encourages well-developed publics spaces, including 
pedestrian plazas. These concepts are integrated into the Design Guidelines and the 
Amenity Plan. Specifically, the Applicant proposes a 25,600 square-foot Gateway Plaza at 
the project’s entrance from Hylton Center Boulevard extended. This is a key feature of 
the plan as this includes lawn areas, specialty paving, retail kiosks, and opportunities for 
outdoor seating. Additionally, a Pavilion Green and Urban Park is proposed. This space 
includes opportunities for special events and flex community space. The Applicant has 
also added an Interim Plaza within Block 2 of the development. This is a more informal 
space that could include a gravel parking area, outdoor seating, and have opportunities 
for food trucks, festival, markets and other activities that would draw interest into the 
Town Center. 
 

• Public Art: In consultation with George Mason University, the Applicant proposes public art 
the Town Center as outlined in the Design Guidelines. 
 

Proposal’s Weaknesses  
 

• Inconsistency with Some Design Form & Character Recommendations: The building heights 
and floor area ratios are within the lower range of the recommendations within the Small 
Area Plan. 
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On balance, this application is found to be consistent with the relevant components of the 
Community Design Plan. 
 
 

Cultural Resources Plan Analysis 
 
Prince William County promotes the identification, evaluation, and protection of cultural resource 
sites throughout the County, as well as the tourism opportunities these sites present.  The Cultural 
Resources Plan recommends identifying, preserving, and protecting Prince William County’s 
significant historical, archaeological, architectural, and other cultural resources – including those 
significant to the County’s minority communities – for the benefit of all of the County’s citizens and 
visitors.  To facilitate the identification and protection of known significant properties that have 
cultural resource values worthy of preservation, the land use classification County Registered 
Historic Site (CRHS) is used in the Comprehensive Plan.  The Plan includes areas of potentially 
significant known but ill-defined or suspected pre-historic sites, Civil War sites, historic viewsheds, 
landscapes or areas of potential impact to important historic sites, and encourages the 
identification, preservation, protection, and maintenance of all cemeteries and/or gravesites located 
within the County. 
 
The Historical Commission reviewed the proposal on February 9, 2021, and recommended that the 
Applicant conduct additional research of past ownership and history of the property in order to 
provide interpretive signage and/or other media regarding the property’s history with content to be 
determined by the Historical Commission and the Planning Office. 
 
Proposal’s Strengths 
 

• Curation of Artifacts: The Applicant proffers to curate with the County, artifacts, field records, 
laboratory records, photographic records, computerized data and other historical records 
the Applicant possesses as recovered as a result of its Phase I cultural resources 
investigations. 
 

• Interpretive History Plan for Nature Trail: The Applicant proffers to prepare an interpretive 
history plan for the Nature Trail and Town Center. The interpretive history plan shall consist 
of interpretive signs (multiple) and/or historical markers which describe twentieth century 
farming, dairy farming in Prince William County, or sharecropping and pre-contact (Native 
American) history in the area. The location and content of the interpretive signs shall be 
prepared in consultation with the County Archaeologist and/or Historical Commission and 
shall follow the general guidance identified in the Design Guidelines. The interpretive history 
information shall be installed/constructed in conjunction with the development immediately 
adjacent thereto, and shall be shown on the respective final site plan for those portions of 
the Property. The signage associated with the interpretive history plan, as outlined above, 
shall not count toward the number of signs permitted on the Property. 

 
Proposal’s Weaknesses 
 

• None identified.  
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On balance, this application is found to be consistent with the relevant components of the Cultural 
Resources Plan. 
 

 
Environment Plan Analysis 

 
Prince William County has a diverse natural environment, extending from sea level to mountain 
crest.  Sound environmental protection strategies will allow the natural environment to co-exist with 
a vibrant, growing economy.  The Environment Plan sets out policies and action strategies that 
further the County’s goal of preserving, protecting and enhancing significant environmental 
resources and features.  The Plan includes recommendations relating to the incorporation of 
environmentally sensitive development techniques, improvement of air quality, identification of 
problematic soil issues, preservation of native vegetation, enhancement of surface and groundwater 
quality, limitations on impervious surfaces, and the protection of significant viewsheds. 
 
Site is predominantly agricultural fields, mixed hardwood forests and old field successional forest. 
There is no RPA onsite. There are jurisdictional wetlands and two forested intermittent stream 
channels. There are 13 specimen trees.   
 

Innovation Park Small Area Plan Green Infrastructure Recommendations 
 
The Innovation Park Small Area Plan contains a Green Infrastructure Plan. Green infrastructure 
planning provides an opportunity to evaluate, prioritize, and manage the landscape as a connected 
and interdependent system. Green infrastructure is important for the protection of species and 
increasing biodiversity. Innovation Park’s green infrastructure is made up of the area’s existing and 
future trails, public and private open space, stream corridors, and trees. The purpose of this section 
is to protect the environmental features of this area and develop policies to address how these will 
be protected, enhanced, and integrated into the study area once it is fully implemented. This Green 
Infrastructure Plan is general and will be subject to final site engineering, but provides pedestrian, 
open space, and habitat linkages. The establishment of a green infrastructure network of 
interconnected areas, parks, and green streets recognizes the value of nature for a healthy, resilient, 
and prosperous community. 
 
All future development within Innovation Park will be encouraged to designate a percentage of open 
space within the project consistent with the Description & Uses of Proposed Long-Range Land Use 
Classifications table. All developments throughout the Small Area Plan area will be expected to 
commit to incorporate greenways, trails, and natural open space areas into an overall trail plan. 
 
The following specific recommendations on the subject site are included in the Green Infrastructure 
Plan: 
 

• 25-foot-wide setback from the right-of-way along Prince William Parkway 
• 50-foot-wide setback from the right-of-way along Wellington Road 
• An active recreational facility 
• An open space and trail network 
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Proposal’s Strengths 
 

• Meets Open Space Standards: The Small Area Plan established open space requirements for 
the Town Center area of 10 percent. This open space for the project will be 30 percent 
overall, which exceeds the minimum requirements.  
 

• Green Infrastructure: The application commits to greenways, trails, and natural open space 
areas. This is consistent with the Green Infrastructure recommendations in the Small Area 
Plan.  
 

• Specimen Tree Preservation: The limits of clearing and grading have been revised to 
preserve 6 of the 13 specimen trees located onsite. While this is a strength, additional effort 
should be made in order to preserve the critical root zone (CRZ) of Specimen Trees T-2, T-3 
and T-193. The CRZ is the area of root zone that it is imperative to preserve in order to 
preserve these massive trees.   
 

Proposal’s Weaknesses 
 

• Setback and Buffer Reductions: Staff provides the following comments regarding the 
setback/ buffer recommendations in the Small Area Plan and the subject request: 
 

o Along Wellington Road the Applicant proposes a 30’ landscape strip (50’ 
recommended), which is almost entirely occupied by existing utilities. This does not 
meet the Small Area Plan recommendations. 
 

o While the Small Area Plan anticipated reduced setbacks along Prince William 
Parkway to 25-feet, this was associated with the concept for a vertically integrated 
mix of uses in TC, CMU, and OMU designations. Special consideration has been given 
to adequately buffering residential units within Land Bays B and D from Prince 
William Parkway. The application includes a variable width buffer in this area that 
approaches 50 feet in some locations with a trail. This buffer includes a grade 
change. This has been heavily discussed during the review and the proposed 
residential buffering along the Parkway represents a compromise that does not have 
agency consensus. Wider buffering is requested by the Watershed Management 
Division.  
 

o Based on the mix of uses proposed in Land Bay A, Tech Commercial (B-1, M-2, and O-
F), wider buffering in this area along Prince William Parkway could be appropriate. 
Uses of this type include 100-foot-wide buffers on the opposite side of Prince William 
Parkway from the subject site. While the Small Area Plan anticipated a 25-foot-wide 
setback along Prince William Parkway, it also recommended low to midrise offices in 
this location. Wider buffering could be appropriate based on the potential mix of 
uses. 

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



Staff Analysis 

#REZ2016-00030 and #SUP2016-00031 | Page 24 

 
 

Fire and Rescue Plan Analysis 
 
Quality fire and rescue services provide a measure of security and safety that both residents and 
businesses have come to expect from the County.  The Fire and Rescue Plan sets out policies and 
action strategies that further the County’s goal of protecting lives, property, and the environment 
through timely, professional, humanitarian services essential to the health, safety, and well-being of 
the community.  The Plan includes recommendations relating to siting criteria, appropriate levels of 
service, and land use compatibility for fire and rescue facilities.  The Plan also includes 
recommendations to supplement response time and reduce risk of injury or death to County 
residents, establishment of educational programs, such as cardio-pulmonary resuscitation (CPR) 
training, automatic external defibrillators (AED), and encourage installation of additional fire 
protection systems – such as sprinklers, smoke detectors, and other architectural modifications.  
 
The site is within the service area of Groveton Fire and Rescue Station #22.  Groveton went in service 
on January, 2021 and is now the first due Fire/Rescue to this property.  Due to the timeframe 
involved, the Fire Marshal’s Office does not have work-load information available.  
 
Proposal’s Strengths 
 

• Travel Time Advanced Life Support: The site is located inside the recommended 8.0-minute 
travel time for advanced life support services. 
 

• Level of Service Mitigation: The Applicant proffers monetary contributions in the amount of 
$1,280.04 per single family attached residential unit and $939.78 per multi-family residential 
unit constructed on the property to be used for public safety purposes. The Applicant also 
proposes a monetary contribution to the Prince William Board of County Supervisors in the 
amount of $0.61 per square foot of nonresidential gross floor area (“gfa”), excluding any 
parking structures, to be used for fire and rescue purposes. 
 

Proposal’s Weaknesses 
 

• Travel Time Basic Life Support:  The site is located outside the recommended 4.0-minute 
travel time for Basic Life Support and Fire. 

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

Housing Plan Analysis 
 
Prince William County is committed to clean, safe and attractive neighborhoods for all its residents, 
and the elimination of neighborhood blight and substandard housing.  The Housing Plan sets out 
policies and action strategies that further the County’s goal of identifying locations and criteria for 
the provision of diverse housing opportunities for all segments of our population and to promote 
economic development.  The Plan includes recommendations relating to neighborhood preservation 
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and improvement, affordable housing, special needs housing, and public/private partnerships to 
address housing needs. 
 
Proposal’s Strengths 
 

• Housing Variety:  The subject rezoning proposes housing variety within Innovation Park.  
 

• Affordable Housing Contribution: As proffers, the Applicant shall make a monetary 
contribution to the Board in the amount of $250.00 per residential unit constructed on the 
Property to be used for the Housing Preservation and Development Fund. This amounts to a 
significant contribution to Affordable Housing of up to $255,500 total. 

 
Proposal’s Weaknesses 
 

• None identified. 
 

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

Library Plan Analysis 
 
Access to a variety of information is a valuable service provided by the County.  The Library Plan sets 
out policies and action strategies that further the County’s goal of providing adequate library 
facilities and information resources to our residents.  The Plan includes recommendations relating 
to siting criteria, appropriate levels of service, and land use compatibility.   
 
Proposal’s Strengths 
 

• Monetary Contribution:  As proffered, the Applicant will make a monetary contribution to the 
Board of County Supervisors in the amount of $705.24 per single family attached residential 
unit and $517.77 per multi-family residential unit to be used for library purposes. 

 
Proposal’s Weaknesses 
 

• None identified. 
 
On balance, this application is found to be consistent with the relevant components of the Libraries 
component of the Comprehensive Plan.   
 
 

Parks, Open Space and Trails Plan Analysis 
 
The quality of life for residents of Prince William County is linked closely to the development and 
management of a well-maintained system of parks, trails, and open space.  Prince William County 
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contains a diversity of park, open space, and trail resources.  These parklands, open spaces, and 
recreational facilities play a key role in shaping both the landscape and the quality of life of Prince 
William County residents through the conservation of natural and cultural resources, protection of 
environmental quality, and provision of recreational facilities.  The Parks, Open Space and Trails Plan 
sets out policies and action strategies that further the County’s goal of providing park lands and 
recreational facilities of a quantity, variety, and quality appropriate to meet the needs of the current 
and future residents of Prince William County.  The Plan includes recommendations to preserve 
existing protected open space, maintain high quality open space, expand the amount of protected 
open space within the County, and to plan and implement a comprehensive countywide network of 
trails. 
 
PARKS AND RECREATION FACILITIES NEAR THE PROJECT AREA 
Per the Parks, Recreation & Tourism Chapter of the County’s Comprehensive Plan, the subject 
property is located within Park Planning District 4. Parks within the service area of this development 
include the following: 
 
Park Type   Park Name  
Neighborhood   None  
Community   Rollins Ford Park (undeveloped; in design) 
Regional   Valley View Park 
    Ben Lomond Regional Park/Splashdown Waterpark 
Linear/Resource  Broad Run Linear Park 
Natural/Cultural Res.  Bristoe Station Battlefield Heritage Park 
    Ben Lomond Historic Site 
School/Community Use None 
Trails    Trails in Broad Run Linear Park and Ben Lomond Regional Park 
Other    Freedom Aquatics & Fitness Center (via partnership with GMU) 
 
LEVEL OF SERVICE ANALYSIS 
The Prince William County Comprehensive Plan contains levels of service (LOS) standards for parks 
and recreation areas. The Department of Parks, Recreation & Tourism is responsible for parks and 
recreation services and facilities and has determined LOS standards from government 
requirements, professional and industrial standards, citizen surveys, and citizen expectations.  
 
The Department no longer utilizes per capita standards to calculate level of service for parks or park 
facilities. The current LOS standards for parks and recreation facilities are now based on metrics 
that consider park type, park service areas, park quality, and percentage of park acres county-wide. 
Per the Comprehensive Plan, the Department has identified a need for: an additional 5,000 acres of 
County-owned parkland; additional neighborhood parks throughout the county, which can be offset 
by HOA neighborhood park type features or pocket parks; and, upgrades to parks so that all parks 
obtain a grade “B” or higher based on the Department quality rankings. In addition, the 
Department’s Needs Assessment, and subsequent Master Plan, have identified priorities for 
amenities in each magisterial district. 
 
Applying the LOS standards to this development and its vicinity, the Department concludes: 
 

• The parks within the service area of the subject development have an average score of 0.64, 
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or a letter grade of “B-“, and that the lowest scoring park in the vicinity of the development 
is Ben Lomond Regional Park/Splashdown Waterpark, a regional park, with a score of 0.57 
(or ‘C’). 

• There are no neighborhood parks within the service area of the proposed development. 
 
In looking at the Department’s Needs Assessment and Master Plan, the following facilities and 
amenities have been identified as the top priorities for residents who reside within the Brentsville 
Magisterial District: 
 

• walking and biking trails 
• natural wildlife habitats 
• small neighborhood parks 
• picnic areas & shelters 
• large regional parks 

 
Proposal Strengths 
 

• Monetary Contribution:  As proffered, the Applicant will make a monetary contribution to the 
Board of County Supervisors in the amount of $770.48 per single family attached residential 
unit and $565.67 per multi-family unit to be used for parks and recreation purposes. 

 
• Onsite Recreational Facilities: The Applicant shall provide an amenity package for the 

residents that shall include, at a minimum, a clubhouse, 5-lane, 25 meter swimming pool, 
and two (2) playgrounds.  The Applicant shall complete construction of the clubhouse and 
related recreational facilities by the time a building permit is issued for the 485th residential 
unit on the Property. Other amenities identified in the Design Guidelines include the 
community gathering area, innovation playground, neighborhood promenade, three pocket 
parks, nature playground, nature park, courtyard green, linear courtyard, pavilion green and 
urban park, urban promenade, and gateway plaza. The amenities shall be constructed prior 
to the final building permit for the section in which they are located and shall be shown on 
each respective final site plan. 
 

Proposal Weaknesses 
 

• None identified. 
 
On balance, this application is found to be consistent with the relevant components of the Parks 
component of the Comprehensive Plan. 

 
 

Police Plan Analysis 
 
Residents and businesses expect a high level of police service for their community.  This service 
increases the sense of safety and protects community investments.  The Police Plan is designed to 
promote Prince William County’s public safety strategic goal to continue to be a safe community, 
reduce criminal activity, and prevent personal injury and loss of life and property, as well as to 
ensure effective and timely responses throughout the County.  This Plan encourages funding and 
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locating future police facilities to maximize public accessibility and police visibility as well as to 
permit effective, timely response to citizen needs and concerns.  The Plan recommends educational 
initiatives, such as Neighborhood and Business Watch, and Crime Prevention through 
Environmental Design (CPTED), which encourages new development to be designed in a way that 
enhances crime prevention.  The Plan also encourages effective and reliable public safety 
communications linking emergency responders in the field with the Public Safety Communications 
Center.   
 
The Police Department recommends that the Applicant apply the various Crime Prevention Through 
Environmental Design (CPTED) strategies during site development, which can be found at 
http://www.pwcgov.org/government/dept/police/Pages/CPTED.aspx. 
 
A full copy of the Police Memo is attached to this report.  
 
Proposal’s Strengths 
 

• No Significant Impact:  The Police Department does not believe that the proposal will 
significantly impact Police calls for service. 

 
Proposal’s Weaknesses 
 

• None identified. 
 
On balance, this application is found to be consistent with the relevant components of the Police 
Plan.   
 
 

Potable Water Plan Analysis 
 
A safe, dependable drinking water source is a reasonable expectation of County residents and 
businesses.  The Potable Water Plan sets out policies and action strategies that further the County’s 
goal of providing an economically and environmentally sound drinking water system.  The Plan 
includes recommendations relating to system expansion, required connections to public water in 
the Development Area, and the use of private wells or public water in the Rural Area. 
 
The property is within the Prince William County Service Authority service area. Public water is 
available from an existing 16-inch stub-out located on parcel 7596-92-6825, an existing 8-inch water 
main on the adjacent property east of parcel 7596-92-6825, and an existing 12-inch stub-out located 
on the southeast corner of parcel 7696-00-5505, with availability of capacity determined in 
conjunction with plan submission. The developer shall be required to install a minimum 12-inch 
diameter main through the site connecting the two specified stub-outs to provide a system loop 
closure for increased redundancy and water quality. In addition, connections to the existing 16-inch 
dry main located on the southwest corner of parcel 7596-92-6825 and the existing 12-inch water 
main along George Mason Circle shall be required. All connections to the public water system shall 
be in accordance with the Service Authority’s USM requirements and restrictions. 
 

http://www.pwcgov.org/government/dept/police/Pages/CPTED.aspx
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Proposal’s Strengths 
 

• Water Connection: The Property will be served by public water and the Applicant will be 
responsible for the costs and construction of those on and off-site improvements required 
in order to provide such service for the demand generated by the development on the 
Property. 

 
Proposal’s Weaknesses 
 

• None identified. 
 
On balance, this application is found to be consistent with the relevant components of the Potable 
Water Plan. 
 
 

Sanitary Sewer Plan Analysis 
 
Appropriate wastewater and sanitary facilities provide needed public health and environmental 
protections.  The Sanitary Sewer Plan sets out policies and action strategies that further the County’s 
goal of providing an economically and environmentally sound sanitary and stormwater sewer 
system.  The Plan includes recommendations relating to system expansion, required connections to 
public sewer in the development area, and the use of either private or public sewer systems in 
locations classified as Semi-Rural Residential (SRR), as well as the Rural Area. 
 
Public sewer is available offsite from an existing 30-inch gravity sewer main located along the 
northern boundary of parcel 7596-92-6825 and an existing 16-inch gravity sewer main located east 
of the intersection of University Boulevard and Cannon Creek Lane, with availability of 
capacity determined in conjunction with plan submission. All connections to the public sewer 
system shall be in accordance with the Service Authority’s USM requirements and 
restrictions  
 
Proposal’s Strengths 
 

• Sewer Connection: The Property will be served by public sewer and the Applicant will be 
responsible for the costs and construction of those on and off-site improvements required 
in order to provide such service for the demand generated by the development on the 
Property. 

 
Proposal’s Weaknesses 
 

• None identified. 
 
On balance, this application is found to be consistent with the relevant components of the Sanitary 
Sewer Plan. 
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Schools Plan Analysis 
 
A high-quality education system serves not only the students and their families, but the entire 
community by attracting employers who value educational opportunities for their employees.  The 
Schools Plan sets out policies and action strategies that further the County’s goal of providing quality 
public education to our school-aged population.  The Plan includes recommendations relating to 
facility size and location, sitting criteria, compatible uses, and community use of school facilities. The 
Innovation Park Small Area Plan identifies the potential for a portion of the proposed residential 
housing to be student housing for the GMU campus which may cause a significant reduction in 
demand for school facilities proposed in the plan. 
 
In a memorandum dated September 8, 2021, the School Division provided the following analysis: 

 
 
There are CIP improvements that could provide some positive effect in the attendance areas, as 
follows: 
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School Board Comments dated September 8, 2021 
 

• Current enrollment exceeds capacity at the assigned middle school (Marsteller) and assigned 
high school (Unity Reed). Projections for the assigned high school has capacity with the 
opening of Gainesville High School.  
 

• As indicated above, the assigned elementary school and middle school are expected to 
exceed capacity within five years with the additional students under this application. 
However, Ellis Elementary School should see overcrowding relief with the opening of the 
“Rosemount Lewis” Elementary School in 2023 and the additions at Reagan Middle School 
and Gainesville Middle School in 2022 will provide overcrowding relief to Marsteller Middle 
School. The applicant is proffering to contribute $6,142,118.30 to Schools as mitigation 
strategy.  
 

• For these reasons, the School Board is not opposed to the subject application.  
 
Proposal’s Strengths 
 

• Mitigation of Impacts: The Community Education Chapter of the Comprehensive Plan 
recommends the mitigation of the impact of proposed new residential development on the 
level of service (LOS) standards of current school enrollment for which a rezoning and/or 
special use permit is requested when appropriate and allowed by applicable law. As 
proffered, the Applicant will make a monetary contribution to the Board of County 
Supervisors in the amount of $8,549.47 per single family attached residential unit and 
$4,499.72 per multi-family unit to be used for school sites/facilities in order to meet future 
projected needs. Current proffer law allows the Applicant to proffer contributions that the 
Applicant believes are appropriate. These amounts are also consistent with the Applicant’s 
submitted proffer justification narrative. 

 
Proposal’s Weaknesses 
 

• School Capacity: The subject proposal is estimated to generate approximately 206 new 
elementary school students. The elementary school for this area, Ellis Elementary School, 
does not have sufficient excess capacity (set by the School Board) for the additional 
students. There is a planned CIP project that could provide a positive effect on elementary 
school capacities in the future, but the potential impacts are not known. 
 
The subject proposal is estimated to generate approximately 99 middle school students. The 
middle school for this area, Marsteller Middle School, is currently over the capacity set by the 
School Board. There are some planned school additions in the CIP. 
 
The subject proposal is estimated to generate approximately 125 high school students. The 
high school for this area, Unity Reed High School, is currently over the capacity set by the 
School Board. There is a planned CIP improvement that could provide positive effect on high 
school capacities in the future. 
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On balance, this application is found to be consistent with the relevant components of the Schools 
Plan; based on the proposed mitigation measures. 
 
 

Transportation Plan Analysis 
 
By providing a multi-modal approach to traffic circulation Prince William County promotes the safe 
and efficient movement of goods and people throughout the County and surrounding jurisdictions.  
The Transportation Plan sets out policies and action strategies that further the County’s goal of 
creating and sustaining an environmentally friendly, multi-modal transportation system that meets 
the demands for intra- and inter-county trips, is integrated with existing and planned development, 
and provides a network of safe, efficient, and accessible modes of travel.  The Plan includes 
recommendations addressing safety, minimizing conflicts with environmental and cultural 
resources, maximizing cost effectiveness, increasing accessibility of all travel modes, minimizing 
projected trip demand, and providing sufficient network capacity.  Projects should include strategies 
that result in a level of service (LOS) of “D” or better on all roadway corridors and intersections, 
reduce traffic demand through transportation demand management strategies, dedicate planned 
rights-of-way, provide and/or fund transit infrastructure, pedestrian and bicycle pathways, and 
improved and coordinated access to transit facilities.  
 
The roads which directly serve the site are described below: 
 

Prince William Parkway (Route 234) is a 4-lane divided Principal Arterial limited access road 
that is planned for six lanes within a 160’ right of way. This roadway provides intra-county 
connections to employment areas and provides a major connection between I-95 and I-66.  
 
Wellington Road (Route 674) is a Minor Arterial with two lanes east of Route 234 and four 
lanes west of Route 234. It is planned as a 6-lane divided facility within 128’ right of way from 
Prince William Parkway to Linton Hall Road and a 4-lane divided facility east of Prince William 
Parkway to Godwin Drive. Wellington Road provides important intra-county access to 
Innovation, Virginia Gateway, the concert pavilion, and industrial areas along the roadway. 
The proposed ultimate interchange with Sudley Manor Drive and Prince William Parkway 
includes bridging Wellington Road over Prince William Parkway. The interim 
interchange/innovative intersection includes eliminating left turn lanes at the intersection of 
Wellington Road and Prince William Parkway, quadrant loops utilizing existing roads with 
Sudley Manor Drive and Prince William Parkway grade separated.  
 
Bethlehem Road (Route 821)  is a local road that serves the industrial area along the 
corridor. It will be used as a quadrant loop for the proposed Sudley Manor Drive/Prince 
William Parkway/Wellington Rd. interchange/innovative intersection. 

 
The following tables provide the most current VDOT traffic volumes, road and signalized intersection 
levels of service:  
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Roadway Name  
Number of 

Lanes  

2019 VDOT 
Annual Average 

Daily Traffic  

2015 
Daily LOS  

Prince William Parkway (Route 234) 
South of Wellington Road 

4 43,000 C 

Wellington Road (Route 674) 
East of PW Pkwy 

2/4 12,000 B 

Bethlehem Road (Route 821) 
Between Sudley Manor Drive and 
Wellington Road. 

2 3,600 C 

 
Proposal’s Strengths 
 

• Transportation Improvements: The rezoning includes appropriate transportation 
commitments that will support the development of the Town Center and the residential 
area. 
 

o The Applicant has proffered to construct Katherine Johnson Avenue through the 
property to provide connectivity from University Blvd. to Wellington Road and serve 
as a spine road for the Town Center and residential area. 

o The Applicant has proffered to construct Hylton Center Blvd. that will connect Prince 
William Parkway to the GMU campus, subject to the Commonwealth Transportation 
Board approval. GMU has expressed interest in making Hylton Center Blvd. as the 
primary access to the campus and Hylton Center.  

o The Applicant has proffered to construct a right-in/right out access from Hylton Blvd. 
to Prince William Pkwy. provided that the Commonwealth Transportation Board 
(CTB) approves the limited access break. 

o The Applicant has proffered to relocate Bethlehem Road off-site to connect to 
Katherine Johnson Avenue at Wellington Road and to implement the design of the 
Sudley Manor/PW Pkwy/Wellington intersection improvements. 

o The Applicant has proffered to improve Wellington Road at Bethlehem Road and JD 
Reading Drive. 

o The Applicant has proffered to prepare a traffic signal warrant analysis at the 
intersections of Wellington Road and Hornbaker Road and Wellington 
Road/Bethlehem Road/Katherine Johnson Avenue and install/construct a traffic 
signal or roundabout as warranted.  
 

• Pedestrian Facilities: Sidewalks, trails, shared use paths, and pedestrian circulation are 
critical to this project. The Applicant has included numerous connections between the 
residential area, the Town Center and the GMU campus in order to reduce the number of 
vehicular trips and parking spaces required within the development and to create a walkable 
community. The Applicant has proffered to design the future parking garage on Land Bay E 
to facilitate a connection to the future pedestrian bridge over Prince William Parkway (by 
others). 
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• Transportation Demand Management (TDM): The Applicant has proffered to work with the 

County and VDOT to submit and implement a Transportation Demand Management (TDM) 
plan. A TDM establishes measures to influence travel behavior by mode, frequency, time, 
route or trip length in order to achieve an efficient use of the transportation facilities and to 
create a viable Town Center without an excessive amount of vehicular traffic and required 
parking. The Applicant must provide a method of controlling long term student parking on 
Town Center streets.  Major components of a TDM could include participating in a 
Transportation Management Association (TMA), a partnership between businesses, 
Homeowners Associations, GMU and the County to provide possible shuttle service to the 
Broad Run VRE Station and within Innovation Park to provide opportunities for dining, 
recreation and shopping. The Applicant has proffered a monetary contribution to the TDM 
fund on a building by building basis at the rate of $0.01 per gross square footage  of new 
commercial uses to be constructed on the property to be paid at issuance of occupancy 
permit. 

 
• MuniCap Proffer Justification Narrative Analysis: The Public Transportation Facility 

Improvement Impacts section shows that the traffic generated by the proposed 
development is approximately 5.6% of the traffic at adjacent intersections.  This percentage 
of the estimated costs of the total of the Capital Improvements and planned Infrastructure 
Improvements is $11,061,948. The Applicant’s cost for Infrastructure Improvements is 
$16,990,612, which is $5,928,663 more than its share of the cost, per the MuniCap study, 
 

• Phasing Plan: The phasing plan has been tied to the Traffic Impact Analysis (TIA) to show the 
capacity of the roadway network to handle the traffic associated with each of the planned 
phases.  The Applicant has proffered to submit a revised TIA if the connection from Hylton 
Blvd. to Prince William County Parkway is not approved by the Commonwealth 
Transportation Board (CTB).   

 
Proposal’s Weaknesses 
 

• None Identified. 
 

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

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 adopted by the Board of 
County Supervisors on July 20, 2021. It 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 

https://www.pwcva.gov/strategic-plan


Staff Analysis 

#REZ2016-00030 and #SUP2016-00031 | Page 35 

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.”  It is important to note that 
no single area is viewed as more critical than another. Rather, each are interrelated and have direct 
impact on each other.  Collectively, these goal areas impact the quality of life in all facets of the 
community issues raised during the review of the proposal, which are not directly related to the 
policies, goals, or action strategies of the Comprehensive Plan, but which are materially relevant to 
the County’s responsibilities in considering land use issues.  The aspects of the proposal relative to 
the Strategic Plan are as follows: 
 
Goal 3: Resilient Economy 

• Develop opportunities for self-contained lifestyle, recreation, residential, entertainment and 
town center developments with an emphasis on creating accessible, walkable live/work/play 
destinations that include parks, trails, and green spaces. 

• Develop regional partnerships, internships, mentorships, and workforce development 
programs with schools and institutions of higher learning in targeted industries. 

• Continue efforts to preserve and expand the commercial tax revenue base. 
 
The proposal is for a town center development connected to George Mason University, which as 
designed with emphasis on walkable environments and attractive public spaces, is in alignment with 
the recently adopted Strategic Plan for live/work/play environments. The project is well-situated for 
partnerships with the SciTech Campus in the future. Additionally, the rezoning from A-1 and PBD to 
PMD, which includes the potential for 447,100 square feet of nonresidential uses will expand the 
County’s commercial tax revenue base. 
 
Goal 5: Environmental Conservation 

• Prioritize minimizing land disturbance during construction and leaving natural terrain in a 
natural state. When not feasible, evaluate alternatives such as tree-banking programs.  

• Promote reforestation and meadow development with native plants on county land and on 
private land. 

• Preserve and replace vegetated stream buffers on perennial and intermittent streams.   
 
The proposal meets the environmental conservation policies provided in the Strategic Plan. Thirty 
percent open space is provided on the site, which exceeds minimum requirements. The limits of 
clearing and grading preserve 6 of the 13 specimen trees located onsite. Additionally, the layout of 
the residential sections of the development have been designed to allow for stream preservation. 
 
Goal 6: Sustainable Growth 

• Focus future growth into activity centers with a variety of housing types and access to 
transit.  
 

The proposal is consistent with the above Sustainable Growth policy, because the Innovation Park 
area is one of six designated regional activity centers in the County and is an area targeted to 
accommodate desired economic development. 
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Goal 7: Transportation & Mobility 
• Improve connectivity of sidewalks and trails (paved and unpaved) for pedestrians and 

cyclists. 
• Prioritize critical infrastructure projects that expand roadway capacity through the 

construction of new roadways or widenings, and new interchanges that support both local 
and regional mobility and sustainable growth. 

 
The application includes sidewalks, trails and a well-developed system of pedestrian circulation. The 
Applicant has included numerous connections between the proposed student housing, the town 
center and the GMU campus in order to reduce the number of vehicular trips and parking spaces 
required within the development and to create a walkable community. A new roadway network is 
also proposed to serve the town center and planned growth.  
 
 

Materially Relevant 
 
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: 

 
• Transportation/Land Use Connections (TLC) Grant: The County recently received funding 

from Metro Washington Council of Governments (MWCOG)  for a TLC grant for a Feasibility 
Study for an Innovation Park Town Center shuttle. The Study provides a direct convenient 
transit option between points within the Innovation Regional Activity Center and the Broad 
Run VRE Station. The shuttle would satisfy a first/last mile connection need to transit to 
reduce reliance on vehicle trips. The study will also provide connections for residents, 
students, and employees to access work, school and play opportunities within the area 
during off peak hours and on weekends.  The study will include ridership projections, 
recommended routes/stops, operational needs, capital infrastructure (signing, passenger 
amenities, lighting, shelters), planning level cost estimates and a provision for autonomous 
shuttle vehicles. Coordination and collaboration with GMU will be a component of the study. 
Based on recommendations of the study, the County may pursue a pilot Autonomous 
Vehicle  project for future service after a sufficient portion of  the Town Center is completed 
to provide the necessary ridership. The study will begin in September 2021 and the results 
will be available in Summer 2022. 
 

• Inter-Parcel Land Transfer Agreement: The Inter-Parcel Land Transfer Agreement provides 
for the sale and dedication of County-owned and privately owned property to create a 
straight property line between the County-owned land, 11100 University Boulevard, GPIN 
7695-00-5505, and land owned by MJV and under contract by Stanley Martin Homes, LLC. 
Stanley Martin Homes, LLC intends to purchase the land from MJV to develop “Innovation 
Town Center” on 107.4 acres adjacent to the Innovation Development, LLC 23.7 acre 
“University Village” project. The straightened property line allows Innovation Development, 
LLC to show a straight road from Prince William County Parkway to the George Mason 
University Sci Tech Campus; proposed, future Hylton Center Boulevard. The straight road 
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was requested by County Planning, County DOT and VDOT and will be on public right of way 
dedicated through the Inter Parcel Land Transfer Agreement. The right/in right/out to the 
Prince William Parkway is subject to CTB approval. 
 
This Agreement also provides for County reimbursement of road construction costs for 
Hylton Center Boulevard and the portion of Catherine Johnson Boulevard in the “University 
Village” project.  County reimbursement of these costs requires the developers to have built 
parts of their development.    
 
To qualify for reimbursement, Innovation Development LLC must accomplish the following: 

a. Complete approximately 325 residential units and 11,250 square feet of amenity 
retail. 

b. Construct a pedestrian connection from University Village to George Mason 
University’s campus. 

c. Construct a temporary open space amenity in the area planned for Phase 3. 
d. Provide pad-ready sites for other mixed-use buildings in University Village. 
 

To qualify for reimbursement, Stanley Martin Homes LLC must accomplish the following: 
a. Construct the pedestrian plaza area portion of their development. 
b. Substantially complete a commercial or mixed-use building adjacent to the 

pedestrian plaza area. 
c. Provide pad-ready sites for mixed-use buildings in the town center’s commercial 

area. 
 
 

Minimum Requirements 
 
The following Design and Construction Standards Manual (DCSM) standards apply to the proposal, 
and the Applicant is not requesting a modification. 
 

TABLE 6-8 
REQUIRED LOADING AND OFF-STREET PARKING SPA 

USE PARKING 
Single-family attached* 

 
 

2.75 (2 spaces per unit, plus 0.75 for every unit toward visitor parking; 
garage spaces may be counted*) 

Single-family attached with two or 
more car garage 

2.40 (2 spaces per unit, plus 0.4 for every unit toward visitor parking 
spaces; garage spaces may be counted*) 
 

 
 

Modifications / Waivers 
 
As allowed by Section 32-700.25, the Applicant requests approval of waivers and/or modifications to 
the requirements of the Zoning Ordinance and the Design and Construction Standards Manual 
(DCSM) as identified in a Waivers and Modification Exhibit provided as an attachment to this report.  
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Agency Comments 

On August 13, 2021, the Applicant indicated via email, additional willingness to revise the proposal 
to improve the mix of uses, building heights, and phasing within the Town Center designation of the 
Innovation Park Small Area Plan. Revised plans and the proffers that include these changes have not 
been submitted to the Planning Office at the time of publication of this staff report, and have not 
been reviewed by all relevant agencies. After the revised drawings are submitted, additional review 
from various agencies will be required.  
 
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: 
 

• City of Manassas Airport 
• PWC Archaeologist 
• PWC Economic Development 
• PWC Fire Marshal Office 
• PWC Historical Commission 
• PWC Housing & Community Development 
• PWC Libraries 
• PWC Parks, Recreation, and Tourism 
• PWC Planning Office 
• PWC Police / Crime Prevention 
• PWC Public Works – Watershed / Environmental / Arborist 
• PWC School Board 
• PWC Service Authority 
• PWC Transportation 
• Virginia Department of Transportation (VDOT)   
• Virginia Railway Express 

 
For convenience, recent and relevant Agency Comments are also attached to this section of the 
report. 
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• Request: To rezone ±107.4 acres 
from A-1, Agricultural, and PBD, 
Planning Business District, to PMD, 
Planned Mixed Use District, to allow 
a mixed-use development that will 
include up to 1,032 residential units 
and ±447,100 square feet of 
nonresidential uses. The 
companion Special Use Permit is 
for a modified “Town Center”. 

• Location: Southeast quadrant of 
the intersection of Prince William 
Parkway/Route 234 By-Pass and 
Wellington Road.

• Recommendation: Approval.
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INNOVATION PARK 
SMALL AREA PLAN DISTRICTS

 Study Area covers 
1,760 acres.

 Subdivided into three 
districts: 
 Employment 

Center,
 Technology Center,
 University Center



INNOVATION PARK /LAND USE PLAN 

8 Land Use Designations
 Town Center
 Community Mixed Use
 Office Mixed Use
 Tech/Flex 
 Industrial Employment
 Public Land
 Parks & Open Space
 County Registered Historic 

Site

3 Overlay Districts
 University Village
 Arts & Entertainment
 Transit District



6

INNOVATION PARK
TOWN CENTER ILLUSTRATIVE PLAN

 The Town Center 
represents the geographic 
core.

 The main street will be the 
primary east-west spine.

 Designed to integrate 
closely with the GMU 
campus.
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Planning Commission Recommendation: The 
Planning Commission recommends approval of 
Rezoning and Release of Declaration #REZ2016-00030, 
Innovation Town Center, subject to proffers dated 
August 26, 2021, and Special Use Permit #SUP2016-
00031, Innovation Town Center, subject to conditions 
dated June 15, 2021. 



Innovation Town Center
#REZ2016-00030 and #SUP2016-00031

Staff Recommendation: Staff recommends approval of Rezoning and 
Release of Declaration #REZ2016-00030, Innovation Town Center, 
subject to revised proffers dated September 9, 2021, and Special Use 
Permit #SUP2016-00031, Innovation Town Center, subject to revised 
conditions dated September 9, 2021, for the following reasons: 
• The proposal will reasonably implement the Innovation Park Small 

Area Plan.
• The Applicant has committed to multistory construction within the 

Town Center (TC) designation. 
• One-story standalone retail or retail service uses have been 

restricted.
• Triggers for the construction of nonresidential uses have been 

provided.
• The proposed design guidelines further the recommendations in the 

Innovation Park Small Area Plan. 
• Level of service impacts will be mitigated. 
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