CHAPTER 3:

Land Use

“Manassas must strike a balance to preserve the character and charm of the City | “ ._
while offering a safe inviting environment for all ages...folks who will age in the \
city as well as attracting younger millennials who work the high tech jobs and the

amenities that all groups would need.”
—Community Conversations Participant

The Land Use Chapter focuses on the areas present design principles that
appropriate form and character of serve as land use strategies for the Plan.
development in different areas of the City. These land use strategies are the core
Manassas’ approach to land use introduces components of this Plan, guiding how
the importance of form, connectivity, development and redevelopment should
and standards of development rather be designed in different contexts within
than looking solely at the separation Manassas. The design principles describe
of one use from another. In fact, this the key features of development in
approach encourages mixing uses that each area that, when combined, create
are compatible with one another in a form particular urban forms or development
that is pedestrian friendly and facilitates patterns consistent with the Land Use goal.
a more sustainable, healthy, and livable
community. This chapter is intended to serve as

a blueprint for preservation, new
This chapter begins by describing the development, and redevelopment that
Plan’s overall goal, objectives, and will help to enhance the City's physical
implementation strategies for land use character and functionality. It is designed
planning. The balance of the chapter to serve as a guide to decision making
identifies and describes the designated regarding zoning issues, review of
character areas of the City. The character development proposals, and infrastructure
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Goal Statement

Manassas will be

a vibrant, mixed-

use community that
reinforces the positive
qualities of existing
neighborhoods, promotes
compatible infill and
redevelopment, and
emphasizes improved
design principles that
reflect its historic

character and charm.
planning, as well as a guide for creating in the foreground as land development
implementation tools, such as those in the decisions are made and guide the broad
Zoning Ordinance. categories of actions to be initiated. The

associated strategies call for actions to
. . coordinate resources, plans to address
Gﬂal, Ub]ectlves, and Strategms these objectives, and specific amendments
to land use regulations that address these
The following overarching goal for land use  objectives.
in the City sets the general context for land
development. The objectives that follow
articulate specific concepts that should be
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Objectives and Strategies

Balanced Land Use

LU 3.1 Promote a balanced mix of land uses, including residential, commercial,

manufacturing, and open space, designed to create economic and living
opportunities that create a vibrant and thriving City.

LU 3.1.1 Preserve opportunities for
commercial and manufacturing growth
that provide high-quality jobs and do not
negatively impact established residential
areas.

LU 3.1.2 Maximize the City's open space in
an increasingly dense urban environment
by protecting existing open spaces and
identifying opportunities for new open
space when infill, new, or redevelopment is
approved.

LU 3.1.3 Preserve and enhance existing
residential areas while promoting infill
development that is consistent with,
and contributes to, that neighborhood’s
character.

LU 3.1.4 Promote increased residential
densities in the Downtown and Mathis
areas through the use of mixed-use, transit-
oriented development.

LU 3.1.5 Continue to build upon and
enhance partnerships with Prince William
County and Manassas Park by exploring the
shared border areas for land use planning
and zoning that address joint land use
goals, promote connectivity of a multimodal
transportation network, and address
overlapping environmental impacts.
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Redevelopment

LU 3.2 Promote redevelopment when existing uses lose economic viability or

negatively impact an area’s character.

LU 3.2.1 Encourage the relocation of
commercial and manufacturing uses that
are inconsistent with the character area.

LU 3.2.2 Elevate the community's
appearance and contribute to the area’s
character by encouraging investments
in older neighborhoods and along aging
commercial corridors.

LU 3.2.3 Utilize redevelopment
opportunities to enhance open space
and pedestrian, bicycle, and vehicular
connectivity and mobility.

LU 3.2.4 Eliminate industrial zoning from
residential and Downtown character
areas and remove heavy industrial zoning
throughout the City by working proactively
with property owners to initiate rezonings.
Limit negative impacts (e.g. height) of
existing industrial zoning in the Downtown
character area through a zoning text
amendment.



Design Quality & Character

LU 3.3 Increase emphasis on the design quality and character of new growth and
development in the City’s land use regulations and review processes.

LU 3.3.1 Review the Zoning Ordinance

and Design and Construction Standards
Manual, and update as necessary, to ensure
that new development, infill development,
and redevelopment occur according to
standards and guidelines that implement
the character area design principles and
protect the integrity of surrounding uses,
while providing appropriate buffers and
transitions.

LU 3.3.2 Review the Architectural Review
and Historic Overlay regulations, and

update as necessary, to ensure that new
development, infill development, and
redevelopment occur according standards
and guidelines that implement the character
area design principles and protect the
integrity of surrounding uses.

LU 3.3.3 Evaluate all land use applications
against the applicable character area intent,
focus priorities, and design principles and

applicable City regulations, and provide
guidance to the development community to
improve compliance.

LU 3.3.4 The edges of character areas
should be considered transitional so that
any change to the development pattern
between the areas is gradual. The transition
should be accomplished through building
orientation, height step-downs and
landscaping; however, the use limitations of
each character area should be maintained.

LU 3.3.5 All non-residential sites should

be designed to address potential negative
impacts to surrounding residential uses.
Required parking and landscaped open
space, consistent with adjacent residential
uses, should be accommodated on-site.
Lighting and signage should be limited in
quantity, scale, and intensity to reduce
overlighting and other negative impacts on
surrounding residential character areas.
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Adequate Infrastructure

LU 3.4 Utilize the land use application and the Capital Improvement Program (CIP)
processes to ensure that appropriate infrastructure, to include, but not be limited
to, transportation, schools, utilities, and open space, is in place to support the
desired mix of land uses.

LU 3.4.1 Generally, utility extensions
required within any character area should
be designed to serve the same capacity
levels as the rest of the character area.
When land use decisions require upgrades
to handle increased density, efforts to
reduce demand should be explored and
incorporated in redevelopment.

Gateways & Corridors

LU 3.5 Develop guidelines to implement the Gateways and Corridors character
area. Guidelines should identify the typology of the elements and the design(s)
that are appropriate for each.

LU 3.5.1 Apply the Gateways and Corridors LU 3.5.2 Apply the guidelines to land use
guidelines to critical public rights-of-way applications located at the recognized

and incorporate these improvements in the  gateways and along the specified corridors.
CIP in order to take advantage of available

public grants.
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Character Areas

This Plan builds upon an analysis of existing development patterns to establish eleven

character areas throughout Manassas.

The character area approach places greater emphasis on the quality of development and its
form than on the separation of individual uses. Each character area considers mixed uses
and supports pedestrian-friendly urban forms. The content of each character area narrative

identifies the following:

+ Context, density, and character;

+ Appropriate land uses with restrictions as identified in the design principles;
«  Focus priorities as the primary land use and character issues to be addressed; and
+ Common design principles (strategies) critical for new or infill development.

Additional details for each character area are provided in the sections that follow.

are
areas where the existing character is a
desirable and functional form that should
be protected and preserved through
sensitive infill, moderate redevelopment,
and retrofitting of amenities. While
redevelopment or improvements in these
areas are not prohibited, the intent of this
plan is to make clear such changes shall be
done in accordance with, and sensitive to,
the existing form and context of the area.
The design principles emphasize that the
existing character is the desired character of
future development.

are established
commercial areas that offer infill and
redevelopment opportunities in keeping
with evolving, modernized commerce. In
these areas, the intent is to change and
improve the character through new design
principles.

are areas
where the development pattern is unique
and where the mix of uses is specific to that
area.

include entryways
and main thoroughfares in Manassas that
require special attention to support the
overall community character, tying all the
individual character areas together.



Map 3.1 - Character Areas

Map 3.1 provides the character area
land use map for Manssas. To determine
the appropriate use and development
form for a specific parcel, refer to this
map and the land uses and design
principles (strategies) for the appropriate
character area. If a parcel fronts on

one of the identified corridors or

Legend

gateways, additional principles may apply )
particularly to the frontage of the lot Wi | Oowmiown . Maths
along the public right-of-way. Ultimately, f_r Comeian | Godwin Technology il Nelghtorhood Business

the specific use of an individual parcel will LX
be determined by the City using the Plan

as a guide and applying both the citywide
and character area strategies.

. Airport Sudley Medical . Suburban Neighborhood

. General Business . Heavy Commercial/Suburban Business . Traditional Neighborhood
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Land Use Definitions

The following definitions apply to the land uses identified for the individual character areas:

- Primary structures
intended for occupancy by more than
one family with units separated from one
another by common walls without openings,
including duplexes, townhouses, and
triplexes, but not multifamily.

- Primary structures
intended for occupancy by a single family
and not sharing any common structural
elements with any other structure.

- Uses that include
any of the following on-site attributes:
outdoor materials storage or sales; outdoor
equipment storage, sales, or rental; outdoor
motor vehicle storage, sales, or rental;
indoor or outdoor heavy equipment or
motor vehicle repair.

- Civic purposes, such as City
Hall, police and fire stations, public libraries,
cemeteries, places of worship, educational
facilities (public and private primary and
secondary schools and universities),
community centers, day care, hospitals, and
similar uses.

- The fabrication, warehousing, processing,
or distribution of goods and materials using
processes that ordinarily do not create
fumes, glare, odors, noise, smoke, or health
or safety hazards outside of the building in
which the process takes place.

- Primary
structures intended for occupancy by
more than one family with shared principal
entryways, such as apartments.

- Primary structures used to conduct
a business or profession, where no retail/
service, manufacturing, or warehousing
occurs. Typical offices include attorneys,
doctors, real estate, and telemarketing.

- Land intended for either
passive or active recreation. Open space
may include, but is not limited to, ball fields,
hiking trails, parks, pools, nature preserves,
and playgrounds.

Investigation, study, experimentation, or
design of electrical, electronic, magnetic,
optical, mechanical, or medical components
in advance of product manufacturing that is
not associated with on-site manufacturing,
and includes, but is not limited to, scientific,
medical, or technological research and
development.

- Commercial retail uses
and personal services, to include small-scale
uses such as beauty salons, convenience
stores, gas stations, drug stores,
restaurants, clothing stores, grocery stores
and specialty shops, and restaurants, as well
as larger uses such as department stores,
grocery superstores, discount stores, large
specialty retailers, manufacturers' outlet
stores, and warehouse clubs. Retail/service
does not include any uses defined as heavy
commercial.

- Multi-level buildings
that contain at least two of the following
land uses: residential, retail/service, or
office, typically separated into different
floors of the structure.



APPROPRIATE LAND USE

+ Attached Residential

» Detached Residential

* Institutional

* Multifamily Residential
* Office

* Open Space

* Retail/Service

FOCUS PRIORITIES

* Preservation of residential scale

. architecture and neighborhood
Suburban Neighborhoods Characer

* Maintenance and upkeep of

existing property
DESCRIPTIUN + Compatibility of infill development
and redevelopment

Suburban Neighborhoods are the de-sacs. This form creates pods rather than
dominant form of development in the City rectilinear and regular blocks. + Connectivity for pedestrians and
and represent the majority of residential cyclists
development built since 1950. Existing attached residential neighborhoods
consist of two to three story homes of
Low density residential, institutional, and brick and siding and architectural features
public uses are the predominant uses. reflective of a colonial theme. Parking is
Development patterns vary from one typically provided with front-loaded garage
subdivision to another. However, within a parking or shared surface lots. Multifamily
given subdivision, lot sizes, building styles, development typically consists of garden
and setbacks are all very consistent. style apartments with surface parking and

on-site amenities.
Residential areas, including detached,

attached, and multifamily residential Commercial development located in
developments, share characteristics of Suburban Neighborhoods is small scale,
moderate- to low-density neighborhoods consisting of uses that support the

with substantial private yards, off-street surrounding residential areas.

parking, and wide, curving streets with cul-
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OBJECTIVE

Suburban Neighborhoods should continue to serve the citizens of
Manassas with quality and safe environments in which to live and
play. The existing residential neighborhood character is a desirable
and functional form that will be protected and preserved through
sensitive infill and targeted retrofitting of amenities. Office, retail,
and service uses should remain small scale and should be limited to
those that support surrounding residential.

DESIGN PRINCIPLES

Legend
| Suburban Neighborhood




DESIGN PRINCIPLES
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Traditional Neighborhoods
DESCRIPTION

Traditional Neighborhoods represent the
oldest neighborhoods in the City. Most
were developed before 1950 and abut the
Downtown character area along the north,
south, and east boundaries.

These neighborhoods are of moderate
intensity and are primarily residential

with limited institutional and commercial
development occurring along major roads
and at key intersections. Non-residential
development is modest in scale and
compatible with residential development.
The Traditional Neighborhoods are
characterized by semi-regular blocks with
varying lot sizes, housing types, and styles,
often with a mix of housing types on the
same block. Streets are narrow and form a
semi-regular grid pattern.

The street network is typically rectilinear
and always creates a grid of interconnected

streets. Street widths are narrow, commonly
with sidewalks on one or both sides of

the street. The blocks are subdivided into
lots of semi-regular dimensions with lot
consolidation common to create wider
building sites. Individual building lots and
properties within a block vary in dimension.

Existing attached residential neighborhoods
consist of two story homes of brick and
siding and architectural features reflective
of a colonial theme. Parking is typically
provided with front-loaded garage

parking or shared surface lots. Multifamily
development typically consists of garden
style apartments with surface parking and
on-site amenities.

Commercial development located in
Traditional Neighborhoods is small
scale, consisting of uses that support the
surrounding residential areas.

APPROPRIATE LAND USE

* Attached Residential

* Detached Residential

* Institutional

* Multifamily Residential
« Office

* Open Space

* Retail/Service

FOCUS PRIORITIES

* Preservation of urban form,
historic structures, and landmarks

* Preservation of traditional scale
and architectural styles

« Maintenance of a balanced mix of
housing types

* Maintenance and upkeep of
existing property

« Compatibility of infill development
and redevelopment

+ Walkability and connectivity for
pedestrians and cyclists

B e I [VIANASSAS 2040 Land Use / 37



Legend .
| Traditional Neighborhood &

OBJECTIVE

Traditional Neighborhoods should continue to serve the citizens of
Manassas with high-quality, safe environments in which to live and
play. The existing mixed-residential and small-scale commercial
neighborhood character is a desirable and functional form that will
be protected and preserved through sensitive infill and moderate
redevelopment.

DESIGN PRINCIPLES
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DESIGN PRINCIPLES
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. . APPROPRIATE LAND USE
Neighborhood Business o

» Office

DESCRIPTION + Open Space

* Retail/Service
Neighborhood Business areas are small concentrations of small- « Vertical Mixed-Use

to medium-scale businesses organized around major corridors

or at intersections in close proximity to Traditional or Suburban

Neighborhoods. These locations accommodate locally-serving retail, FUCUS PRIURITIES
office, and service uses and provide convenient access to services
for local residents.

* Quality site design, including
parking, access management, and
neighborhood-serving amenities

UBJECTIVE + Use of high-quality building design
and materials
Neighborhood Business areas should provide convenient locations * Compatibility of moderate-scale
. : X business in close proximity to
for moderate-scale non-residential and mixed use development and : .
. L . . . residential uses
redevelopment in close proximity to neighborhoods, with minimal

impact on surrounding residences. * Compatibility of redevelopment

and infill development

* Promotion of pedestrian and
bicycle access
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Legend
Meighborhood Business » : @

DESIGN PRINCIPLES




General Business APPROPRIATE LAND USE

* Institutional
» Office

DESCRIPTIUN * Open Space

General Business areas are concentrations  These locations are appropriate for the * Retail/Service

of retail/service, office and institutional uses  largest format commercial and institutional * Vertical Mixed-Use

often designed to accommodate automobile  buildings.

traffic and serve a larger regional

population. High-quality, unique buildings are located FUCUS PRlﬂRlTlES
in well-designed and landscaped sites with

Development is linear and follows major internal pedestrian access and connections « Quality site design including

roadways. Due to the need to serve a to surrounding development. parking and improved access

regional population, site design must management

accommodate vehicular traffic and mass

transit access. + Use of high-quality building

design and materials

« Appropriate buffering
between uses

» Compatibility of redevelopment
and infill development
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OBJECTIVE

General Business areas should serve the citizens of the Greater
Manassas Region with quality and safe environments in which to
conduct commerce. The existing character of the General Business
areas should be enhanced through improved architecture, site
design, and access management applied to development and
redevelopment.

DESIGN PRINCIPLES

Legend
I General Business
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Heavy Commercial/Suburban Business

DESCRIPTION

Heavy Commercial/Suburban Business areas represent a
mix of small and large format business subdivisions with
local infrastructure to accommodate large format structures,
heavy peak time traffic, and truck traffic. The diversity in
architecture and site layout is balanced with consistent
heavy landscaping to soften the appearance of structures
and parking. The districts include multiple small business
campuses and are designed to create a “park-like” setting.
Good transportation access is provided with streets
designed to accommodate heavy truck traffic, with adequate
foundation and turning radii. Through roads connect
developments, allowing for multiple and alternative routes in
and out of the districts.

APPROPRIATE LAND USE

* Heavy Commercial
* Institutional

* Manufacturing/ Wholesale/
Distribution

+ Office
* Open Space
*+ Research and Development

* Vertical Mixed-Use (excluding
residential)

FOCUS PRIORITIES

* Support business and economic
development for local and national
companies

* Encourage high-quality
development and redevelopment

* Promote energy efficient design,
sustainable development practices,
and environmentally-sound
processes

+ Allow for heavier intensity uses
that are well-mitigated and visually
buffered from major corridors and
residential areas

* Provide appropriate buffering
between uses

* Provide access to regional
transportation networks to
efficiently move goods




HEAVY COMMERCIAL/SUBURBAN BUSINESS

Heavy Commercial/Suburban Business areas should provide highly-
accessible and quality environments to support office, wholesale,
manufacturing, distribution, heavy commercial, and accessory retail
businesses compatible with a mixed-use, urban community. The
areas should offer flexible options for the demands of a variety of
business models in scale of operations, and of individual site and
building needs. Open space should knit the individual uses together
and offset the impact of the large areas of impervious surfaces.

DESIGN PRINCIPLES

Legend

| Heavy Commercial/Suburban Business




46 / MANASSAS 2040 Land Use

Downtown

DESCRIPTION

Downtown is the traditional and historic
core of the City. This civic and business
hub serves as a unique destination within
the region. The mix of historic and modern
buildings set in a compact walkable
environment contributes strongly to the
identity of Manassas as a community. The
area includes a mix of uses, building styles,
and eras of development centered on the
railroad and Grant Avenue. The entire area
designated as Downtown on the Character
Area Map is designated as a revitalization
area and meets the requirements of the
Code of Virginia § 15.2-2303.4.E.(i).

APPROPRIATE LAND USE

* Attached Residential

+ Detached Residential

* Institutional

+ Multifamily Residential
+ Office

* Open Space

* Retail/Service

* Vertical Mixed-Use

FOCUS PRIORITIES

* Increase activities and services for
residents and visitors. Support galleries,
unique retail, hotels, restaurants, and
entertainment for a lively, distinctive, arts-
oriented Downtown.

Create new residential opportunities
within a half-mile of the train station.

Define and strengthen the retail/
entertainment core to attract and serve
residents and visitors.

Encourage multi-story office and mixed-
use buildings that create daytime
employment opportunities.

Redefine “transportation” as “circulation”,
emphasizing pedestrian and bicycling
facilities, parking, and transit.

Encourage historic patterns of
development to retain historic charm.

Maintain harmony and compatibility
by evaluating the appropriateness of
architectural features, materials, scale,
size, height, and placement of new
structures in relationship to existing
structures and to the setting.

Support the existing historic district and
explore the expansion or creation of new
historic districts with additional structures.

Maximize urban amenities, including
plazas, green space, and recreational
opportunities; provide for year-round
visual interest with enhanced streetscapes,
street furniture, and public art.

Preserve, protect, and enhance residential
neighborhoods within and around the
commercial core.

Work with Prince William County to
implement the Judicial Center master plan
and enhance pedestrian connections to
the historic core of Downtown.




OBJECTIVE

The Downtown area should encourage business development

and new urban residential choices, maintain specialty retail, and
preserve its historic identity by protecting its historic structures

and creating a vibrant, robust downtown. Existing residential
neighborhoods should be preserved and protected, while allowing
new residential infill and supportive retail services that enhance the
character and quality of the district.

DESIGN PRINCIPLES

Legend
Downtown



https://cms9.revize.com/revize/manassasva/Community%20Development/HOD/Historic%20District%20Guidelines.PDF
https://cms9.revize.com/revize/manassasva/Community%20Development/historic%20overlay%20district/Historic%20Infill%20Guidelines.pdf

DESIGN PRINCIPLES
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Map 3.2 - Downtown Opportunity Areas

Downtown Core:

Pmmfﬁntgm“tm: EEEEEEEEEEER

50 / MANASSAS 2040 Land Use ] [



The sites and areas shown in Map 3.2 have been identified as providing unique opportunities
for redevelopment and infill that would enhance the surrounding area and support the overall

vision of Downtown. These opportunity sites are as follows:

1)

2)

3)

4)

>)

This site provides an opportunity for a
new, full-service hotel, or mix of retail,
restaurant, residential, and lodging uses,
with an attached parking structure and
interior drop off/pickup area.

This site provides an opportunity for
retail/service and vertical mixed-use
to expand the Center Street retail/
entertainment experience to the block
bounded by West Street and Grant
Avenue, and along Grant Avenue from
Center Street to Church Street.

This site could be redeveloped as
multifamily or attached residential,
providing a transition from the
Downtown Core to the residential
neighborhoods to the north.

Heavy commercial and manufacturing/
wholesale/distribution uses should be
relocated to more appropriate character
areas to allow for the development of
vertical mixed-use and structured public
parking. This parking can also be used
to partner with private developers to
enhance the critical mass of residential
and office uses in Downtown without
sacrificing land for surface parking.

Prince William Street from Main Street
to Manassas Station Apartments could
be redeveloped as office or multifamily
because of the proximity to the train
station. Removal of this surface parking
should be coordinated with the addition
of structured parking on site.

6)

This parking lot could be redeveloped
as vertical mixed-use, with office and
residential uses in close proximity to
the VRE/Amtrak station. Removal of this
surface parking should be coordinated
with the addition of structured parking.

The vacant lot at the corner of Prince
William and Liberty Street represents

an opportunity for residential infill
development that transitions from the
site to the adjacent historic Liberty Street
residential neighborhood.

The relocation of the Police
Headquarters, the existence of
underutilized parcels along Fairview
Avenue, and redevelopment potential

of the Head Trauma site provide an
opportunity to undertake a small master
plan of this area, preserving the existing
historic structures, and incorporating

a range of residential densities

that transition to the surrounding
neighborhoods and provide high-quality
amenities and open space. The viewshed
and historic site features surrounding
Tillett Hall should be protected.

Opportunities exist in this area to extend
the Downtown Core development
pattern and western entrance to
Downtown, from Grant Avenue to the
Cemetery and Judicial Center.

10) Redevelopment potential on this

site could vary from the Traditional
Neighborhood principles, in that a mix of
detached and attached residential and
public open space could be acceptable,
dependent upon design and density that
is compatible with adjacent uses.

11) Redevelopment potential in this

area could vary from the Traditional
Neighborhood principles, in that a mix
of residential uses (detached, attached
and multifamily residential) along with
retail/service, office, institutional and
open space uses can be accommodated,
with structured parking. The portion
along Main Street could be small lot
single-family, with densities increasing
as you move toward Grant Avenue.
Preservation of mature trees and natural
areas is encouraged to provide usable
open space and connections between
Grant Avenue, Main Street, and the
Manassas Museum open space.

12) Redevelopment of this suburban strip

commercial area along Centreville

Road could vary from the Traditional
Neighborhood principles, with
rear-loaded, attached residential
development fronting Centreville Road,
dependent upon design and density that
is compatible with adjacent uses.



APPROPRIATE LAND USE

* Attached Residential

+ Detached Residential

* Institutional

* Multifamily Residential
+ Office

* Open Space

* Retail/Service

* Vertical Mixed-Use

FOCUS PRIORITIES

* Redevelopment to create attractive
residential neighborhoods of varied
densities with supporting retail/
service and office uses

. Creation of higher-end housing with
Mathls high-tech, eco-friendly amenities
and high-quality building materials
and design

DESCR'PT'UN Appropriate buffers between uses

Improved connectivity to Downtown
The Mathis area represents a revitalization opportunity that builds with infrastructure and activities
upon the strength of Downtown and the northeast access provided Improved accessibility and safety
by Route 28. for pedestrians and bicyclists
The‘entire area designgteq as Mathis on the Character_Area Map is :rr:;:g:ﬁgr:)t;ggn?gfgj&%euaﬁsr}:bpsge
designated as a revitalization area and meets the requirements of as redevelopment occurs
the Code of Virginia, Section 15.2-2303.4E(i). A portion of this area is
also designated an Opportunity Zone under the Federal Tax Cuts and
Jobs Act of 2017.

Incorporation of public uses to
anchor private reinvestment

Relocation of heavy commercial
uses to more appropriate character
areas
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OBJECTIVE

The vision for the Mathis area is a mixed-residential area with supportive
commercial uses. While adjacent to Downtown, Mathis is a distinct

area that should complement, but not mirror, the historic character of
Downtown. The Mathis area provides an opportunity for a variety of
high-quality residential neighborhoods - small lot single-family homes,
townhouse units, and mid-rise multifamily units - within walking distance
of Downtown and the VRE station. Commercial and institutional uses
should be of a scale comparable to the proposed residential uses if
freestanding or located on the ground floor of mixed-use buildings to
create an inviting, interesting streetscape that leads to Downtown. With
the exception of Centreville Road frontage north of Liberia Avenue, auto-
centric uses and designs should be discouraged.

DESIGN PRINCIPLES

Legend
B mathis




DESIGN PRINCIPLES
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APPROPRIATE LAND USE

* Institutional

* Office

* Open Space

* Research and Development
* Retail/Service

+ Vertical Mixed-Use

FOCUS PRIORITIES

* Creation of a critical mass of
medical facilities and associated
businesses

* Recognition and enhancement of
interdependent and compatible
healthcare, residential, and retail/

. service uses
SUdley Medlcal * Redevelopment to create an

attractive destination, with a

DESCR'PTIUN mix of office, residential, and

supporting retail/service uses

The Sudley Medical area is the northern gateway to Manassas and * Promotion of community-wide
is anchored by a major economic driver and community asset, the health and wellness through use,
Prince William Medical Center. design, and function

+ Improved accessibility and safety
The tendency for medical offices and services to co-locate near for pedestrians and bicyclists

hospitals creates a unique economic development opportunity and
land use dynamic that requires special focus on connectivity and the
interaction of uses. Currently, the area represents a horizontal mix of
institutional, office, and retail/service uses and surface parking with
significant opportunities for infill, redevelopment, and revitalization.

* Integration of open space and
public amenities
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OBJECTIVE

The Sudley Medical area will be a strong and vibrant community
center focused on medical, health, and wellness. Redevelopment of
this area provides an opportunity to create a mixed-use center that
capitalizes on the hospital as the core, with improved architecture,
usable open space, and well-connected bicycle and pedestrian
infrastructure. Ultimately, the area should be an attractive gateway
and distinct, identifiable magnet for medical facilities, distinguished
professionals, health and wellness services, and amenities that
enhance quality of life.

DESIGN PRINCIPLES

Legend
sudley Medical




DESIGN PRINCIPLES
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Godwin Technology

DESCRIPTION

The Godwin Technology area encompasses the western entry points
into Manassas at Godwin, Prince William Parkway, and Wellington
and abuts the Innovation Park in Prince William County. The area
also includes the Landing at Cannon Branch, a planned mixed-use
development on the south side of Route 28.

The district includes a mix of very large and small lots with good
regional access via railroad, highway, and/or airport. Local streets
are wide and designed to accommodate heavy truck traffic, with
adequate foundation and turning radii.

APPROPRIATE LAND USE

 Attached Residential

« Manufacturing/Wholesale/
Distribution

* Multifamily Residential

+ Office

* Open Space

+ Research and Development
* Retail/Service

* Vertical Mixed-Use

FOCUS PRIORITIES

* Support a concentration of
technology-related industries
that offer quality employment
opportunities

» Encourage high-quality
development and redevelopment

* Promote energy efficient design,
sustainable development
practices, and environmentally-
sound processes

* Improve the definition of the
character of the City's western
gateway

* Provide appropriate buffers and
transitions between uses

* Provide access to regional
transportation networks to
efficiently move goods
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OBJECTIVE o pyw

The Godwin Technology area reflects the City's “modern beat”

and provides a high-quality, regional employment center with
opportunities for residents to live, work, and play. The area
accommodates a range of high-tech, high-wage land uses, often in
a campus setting. Supporting residences and retail/service uses are
centered at the Landing at Cannon Branch mixed-use development
and are connected to employment, open space, and transit
opportunities by a network of shared use paths and greenways. The
district is anticipated to be designed in a “park-like” setting and may
include multiple small business campuses. Consolidation of lots is
encouraged to accommodate various sized operations.

DESIGN PRINCIPLES
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DESIGN PRINCIPLES
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APPROPRIATE LAND USE

Any of the following land uses
should be of aeronautical use and
support operations at the Airport:

* Heavy Commercial

N

* Institutional

« Manufacturing/Wholesale/
Distribution

+ Office

* Open Space

* Research and Development
* Retail/Service

FOCUS PRIORITIES

* Create a high-quality, safe, and
sustainable Airport consistent with

. the goals and strategies identified

Irpﬂr[ in the latest Strategic Plan adopted
by the Airport Commission
Maintain land for expansion of

DESCRIPTIUN airport facilities and identifying

overlay areas for protection from

The Airport is located at the western edge of Manassas and offers a incompatible development
unique and important economic development opportunity. Aviation- Prevent encroachment of
related uses dominate the district, and buildings are strictly regulated incompatible land uses by

to maximize the efficient use of the airport and limit encroachment coordinating the development of
into the airspace. this area with nearby County plans
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Legend

OBJECTIVE - ipor A7

The Airport offers accessibility to the region and many business uses
can take advantage of the proximity to support business growth.
This area offers tremendous opportunity for economic development.
However, it will be important to foster development that is the best
business use for the area and compatible in design with the airport.

DESIGN PRINCIPLES

3 .‘f.l
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Gateways and Corridors FOCUS PRIORITIES

* Create strong impression for
DESCRIPTIUN overall community character

* Provide orienting framework

The Land Use Chapter has focused on creating and preserving _ _
well-designed and distinct neighborhoods and non-residential * Improve community aesthetic
areas. These areas are tied together into an integrated community + Establish corridor connectivity
character through a series of gateways and corridors that overlay the

* En r multiple travel ion
other character areas. e

* Create symbolic entrances
Gateways are entrance features, such as signs, public art, or special « Support a wayfinding signage
landscaping. These features may indicate the entrance into the City system
or into a special area. Corridors are the linear paths leading into and
through an area that help establish identity.

The appearance and functionality of the City's gateways and
corridors create a strong impression for the overall community and
are important components to the overall community character.
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OBJECTIVE

This network of corridors and gateways will

Legend

@ Gateways
—— Corridors

The corridor network should connect a

serve as the orienting framework in which
the neighborhood and non-residential areas
are located. The primary gateways and
corridors are illustrated on the Character
Area map. The specific qualities of the
corridors and gateways will depend on

the unique qualities of the character area

in which it is located, the scale or type of
corridor, and the functional and engineering
requirements of each corridor. The goal is to
have a series of connected corridors that are
designed for functional efficiency, encourage
multiple travel options, and improve
community aesthetics.

DESIGN PRINCIPLES

system of gateways that serves as symbolic
entrances into and between the areas of the
City. Through such a system, the City will
reinforce and strengthen a sense of quality
community character, identity, and pride.

A consistent set of design standards should
be put in place for gateways and associated
corridors. The standards should apply to
the treatment of the public realm and the
private realm including standards for street
types and cross sections, tree plantings,
lighting, street furniture, sidewalks,
pedestrian paths, and signage.

RS
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