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II.
INTRODUCTION

AND
BACKGROUND

The City of Manassas, Virginia, has undergone a tremendous amount of growth 
over the past ten years, becoming over ninety percent developed with diverse 
business and residential opportunities.  To guide and sustain growth in the area, a 
Comprehensive Plan for the City of Manassas, Virginia, was completed in 2002.  
The Comprehensive Plan designated six study areas within the City of Manassas, 
which included Old Town in the Downtown study area.  The vision for Old Town 
Manassas, as provided by the Comprehensive Plan, includes creating a vibrant 
and robust downtown district that encourages business development, creates new 
urban residential choices, maintains specialty shops, and preserves the identity of 
the historic district.

Manassas gained an identity during the Civil War but did not experience growth 
until after the war, focused primarily around the area of Old Town.  Development 

of this area included structures for 
heavy commercial, warehouse and 
retail land uses.  Located on small 
lots, these land uses were laid out 
in a grid-street pattern parallel 
and perpendicular to the railroad 
tracks and are still used for offi ces, 
residences, and commercial 
purposes.

Revitalization and restoration of 
Historic Manassas was furthered 

by the restoration of the railroad depot in 1995.  In addition, shopping centers, 
new residential areas, and small commercial structures evolved around the major 
corridors of Route 28 and Route 234 during the 1950s and 1960s. Some of these 
have presented signifi cant competition to the businesses within the Old Town 
sector.

As the historical center and foundation of the City of Manassas, Old Town is 
noted for its railroad crossing (Manassas Junction), its courthouse, early 1900s 
buildings, narrow streets, small retail shops, City Hall, and the museum.  New 
and renovated businesses, as well as residential and municipal buildings, are 
protected by the National Register of Historic Places Criteria for the Manassas 
Historic District, which enforces aesthetic design guidelines to create an identity 
for the area.  Private landowners, the Old Town Business Association, Historic 
Manassas Inc., and Manassas Business Council have reinvested in Old Town over 
the past fi fteen years in hopes of reclaiming the area as a profi table retail corridor.  
Public investment from the local government has included the construction of 
the Loy E. Harris Pavilion, restoration of the Hopkins Candy Factory as an arts 
facility, and a pedestrian walkway along the railroad.  

Growth in the area has generated increased interest from the City to establish 
Old Town as a vital corridor.  Old Town’s historical signifi cance and accessible 
location in the center of the City contribute to its appeal as a designated economic 

Center Street Today
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‘hub.’  To gain support for this initiative, the Comprehensive Plan designated 
elements for economic development in Old Town that included:

• Exploring ways in which the Old Town/Downtown area can be   
 enhanced and linked to both the courthouse and Mathis Avenue area,  
 including pedestrian walkways, additional intensity of development, and 
 incentives to retail and professional offi ce uses with structured parking.

• Encouraging a mix of residential and business uses that will enhance the  
 economic vitality of the Old Town area.

• Using zoning and infrastructure incentives to achieve redevelopment  
 and infi ll in the Old Town/Downtown area to allow for a wide variety of  
 uses.

• Redefi ning height restrictions to allow for maximum utilization of air  
 space that will encourage future business development while 
 maintaining the current character and charm of the area.

• Encouraging strategies to address the parking needs of the area as well  
 as encouraging more foot traffi c into Old Town.

This sector plan study for Old Town Manassas addresses these issues in ways 
that will create a system of distinctive in-town residential and mixed use 
neighborhoods, fully integrated with a revitalized shopping district and a vibrant 
entertainment zone.
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III.
THE  PLANNING 

PROCESS

The Old Town Sector Plan is the product of a planning process that was carried 
out in close collaboration with the Old Town community and the City’s planning 
staff.  Community and stakeholder focus groups, City staff, community planning 
consultants, specialty consultants, and a Citizen Advisory Committee (CAC) 
helped defi ne issues, develop concepts, and evaluate ideas for the Old Town 
Sector Area. A list of CAC members is included in the Appendix to this report.  
Members of the CAC included area residents, business owners, property owner 
representatives, and representatives of the various City commissions.  These 
individuals worked with the project team to analyze existing characteristics of 
Old Town, identify issues of concern and opportunity, and visualize what they 
would like Old Town to look like in the future.  Members of the CAC also 
contributed ideas for design guidelines and appropriate land uses to help preserve 
the historical quality of Old Town.  The boundaries for the Old Town Sector Area 
are shown in Figure 1.

Early in the planning process, the CAC established a list of goals for the Old 
Town Sector Plan. These included:

• Converting Manassas from a sleepy town to a 21st Century “historic”  
 City 

• Protecting the Victorian ideals of the Town

• An ability to live where you work

• Creating a Hub, full of people every day

• Lessening the impact of  outskirt development on the Old Town area

• Improving the quality of life within the Old Town community for 
 residents and visitors alike

• Maintaining a respect for history while providing for the future

• Making the area more biker/pedestrian friendly - creating paths, 
 slowing down vehicular traffi c, and creating pedestrian-friendly streets  
 and sidewalks

The project team worked with the CAC and area focus groups during various 
stages of the planning process to ensure that these goals could be met in the Plan.  
Members of the CAC produced a photographic inventory of the positive and 
negative characteristics of Old Town. In addition, the group considered images 
from historic downtowns in other communities, which enabled participants to 
envision how change would affect the area in the future.  Area focus groups, 
comprised of neighbors and key stakeholders, were asked to identify their 
concerns and issues with current and future development in the area.  These issues 
included overall concerns, neighborhood preservation issues, opportunities for 
future development, parks and open space needs, and parking issues.

A transportation charrette was held in July 2006 to identify specifi c key issues, 
opportunities, and priorities in relation to access, impacts, and movement within 

Existing home - example of an 
appropriate structure that might be 
re-used as a future small hotel, with 
a great kitchen and outdoor dining 

on Battle Street
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the Sector Area.  Participants were asked to identify major goals and objectives 
with regard to pedestrian access and confl icts, bicycle connections, vehicular 
circulation, traffi c calming, one-way conversion, parking management of existing 
demand and supply, and location of additional parking facilities.  The charrette 
participants spent several days discussing issues and alternative strategies for 
improvement and toured the sector area on foot to assess solutions “on the 
ground.”

In addition, a thorough retail analysis of the Downtown area was conducted.  A 
total of 68 retail establishments and 91 retail-appropriate spaces were surveyed 
in March 2006.  The goal of this survey was to assess current retail conditions in 
Downtown Manassas and to develop strategies for improving these which could 
be incorporated into the Sector Plan.

Finally, the physical conditions of the sector area were inventoried and assessed 
in order to identify opportunities for improvement and constraints to change.
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IV.
EXISTING

CONDITIONS

CIRCULATION

Route 28, a major commuter route, runs through the center of Old Town Manassas, 
along a pair of one-way streets: Center and Church Streets (see Figure 2).  The 
pedestrian environment of Old Town is compromised by this road alignment, the 
high traffi c speeds in the downtown area, a lack of wide sidewalks, and increased 
levels of noise. Grant Avenue (Route 234), north of the railroad, was built as a tree-
lined residential boulevard with a wide, central median.  In contrast, Grant Avenue 
south of the railroad varies in width and does not possess the same pedestrian-
friendly character due to its strip-commercial centers, visible parking lots, and 
poorly maintained properties.  This latter portion of Grant Avenue presents an 
unattractive and inappropriate entrance to the historic Old Town core.  

At-grade signaling on the railroad impedes north- and south-bound automobile 
and pedestrian movement in the station area, but it does not impact access east and 
west of the station.  The proposed bicycle circulation paths and routes outlined in 
the Comprehensive Plan seem appropriate and adequate for the Old Town Sector 
Area.  These are noted in Figure 2.  

In a transportation workshop that was held in July of 2006, public concerns  
included:

• Not enough parking in the area, especially between the hours of 10 AM  
 and 5 PM

• A noisy Route 28, and one that is so busy that it is diffi cult for 
 pedestrians to cross the street

• Automotive and truck traffi c that exceed the 25 mph speed limit through  
 the Downtown

• Need to improve roads and to install traffi c-calming measures

• The need to evaluate whether some of the Downtown streets should be  
 closed to traffi c or made one-way

• Too much neighborhood cut-through traffi c

• Pedestrian diffi culties along Grant Avenue, particularly in crossing the  
 street

• Sidewalks that are not wide enough to provide for comfortable strolling  
 space

• Delivery truck loading and off-loading concerns

NATURAL FEATURES

Old Town Manassas straddles the top of a signifi cant ridgeline with a drainage 
divide that follows the railroad and eventually splits into seven drainage basins 
(Figure 3).  The entire Downtown area is located within the Flat Branch watershed.  

Make a safe place for pedestrians 
along the northern side of the 

Norfolk-Southern Railroad
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The Manassas Museum, located in Baldwin Park, features prominent trees and 
signifi cant topography.  Baldwin Park spans ten acres and contains playing courts, 
picnic facilities, and the Museum.  Other areas of open space are very limited in 
the study area and are not easily accessible to residents.  A stream, running the 
distance of Prince William Street, is a prime location for a potential open space 
corridor.  Additionally, the sport fi elds and open space used for Osbourn High 
School has signifi cant open space value for the area.

CIVIC AND HISTORIC FEATURES

Old Town Manassas is the distinctive historical and cultural district in Manassas 
(Figure 4).  The Manassas Museum is located off Main Street in Baldwin Park 
and contains artifacts of the City’s signature Civil War heritage.  The Candy 
Factory, on Battle Street, has been restored as the Center for the Arts and now 
houses an art center and exhibit space for the community.  The Cramer Center, 
on the western portion of Center Street, is a converted church that now serves as 
a music store and performance space.  The Train Depot, Prince William Street, 
contains Historic Manassas, Inc., and the City’s Visitor Center, as well as an 
operating station for Amtrak and Virginia Railway Express service.  The Jennie 
Dean Industrial School, just outside the western boundary of the Sector Area off 

Wellington Street, was founded in the 19th century 
for African Americans.

The Old Town Sector Area includes the Historic 
District of the City of Manassas.  The boundary 
for the Historic District is defi ned on the north by 
Portner Avenue, Stuart Avenue, and Taylor Street.  
The District is bounded to the west by Peabody 
Street, Mosby Street, and Wall Street.  The boundary 
then drops south to Prince William Street, parallels 
Dumfries Road, then crosses Dumfries Road and 
extends east down Azure Court and northeast along 
South Main Street.  The boundary continues east 
along Prince William Street at South Main Street, 
goes south toward Ellicott Lane, around Richmond 

Avenue, and then north up Fairview Avenue.  Traveling east, the boundary runs 
along the railroad line, and then heads north to the end of Church Street, and then 
north to Euclid Avenue, where it extends west to parallel Zebedee Street near 
Centreville Road, continuing west along the path of Mathis Avenue.  

Parallel to Main Street, the boundary goes northeast and then meets its northern 
boundary at Portner Avenue.  Properties within the historic district are subject to 
specifi c development and redevelopment controls, as enforced by the City.  

In May 2005, the City awarded a contract to EHT TRACERIES, an architectural 
history consulting fi rm located in Washington, D. C., to conduct a full survey of the 

Hopkins Candy Factory
 restoration for city activities
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City’s Historic District.  The survey was conducted in a three phase process: 1)the 
existing survey fi les were reviewed, and the written information was updated and 
enhanced; 2)all properties within the historic district were resurveyed and new 
photos in digital and black and white format were taken and incorporated with each 
survey form; and 3) the properties adjacent to the historic district were inventoried 
and an evaluation of potential areas where the district boundary may be adjusted 
was conducted.  The survey was complete by January 2006.  Information provided 
in the survey includes the address of each building; its original construction date, 
if known; a description on the architectural details of the structure; a description 
of its historical signifi cance; and a current photograph of the structure.  This 
survey provides a wealth of information on the City’s historic district structures.

EXISTING LAND USE

Land use designations in Old Town are very similar to the zoning designations for 
the Sector Area.  The land use designation of Old Town north of the railroad tracks 
is City Center Commercial.  This designation, as stated in the Comprehensive 
Plan, identifi es the Downtown Study Area and represents the mixture of 
residential, offi ce, and commercial activities which the downtown contains.  This 
category provides for dense commercial land use that is mainly located along 
the eight-block section of the historic district.  No major undeveloped land lies 
in this area; however, the current and future business atmosphere is favorable 
for redevelopment, especially on the fringes of the courthouse areas and south 
of the railroad.  To the far north of the Sector Boundary is a small section of 
Professional Business land uses, which are areas characterized by offi ce parks 
and centers with multi-story offi ce buildings.  South of the railroad tracks, the 
Old Town Sector Area contains medium density and low-density residential land 
uses.  Low density housing comprises detached homes on lots of 10,000 square 
feet or more, and medium density housing includes duplexes and townhouses.  The 
largest medium-density land use area is the Georgetown South subdivision along 
Grant Avenue.  A small pocket of General Commercial land use is designated at 
the Georgetown South Shopping Center and includes retail and wholesale trade 
activities.

ZONING

The current zoning for Old Town Manassas is characterized by commercial 
and single family residential areas, with signifi cant industrial zoning along the 
railroad tracks through the middle of the area (Figure 5). The primary downtown 
area contains City Center Commercial (B-3) and Professional Business Offi ce 
zoning (B-1) north of the tracks, and General Commercial zoning (B-4) south of 
the tracks.  A large grouping of sites zoned General Commercial are grouped west 
of Grant Avenue, south of the railroad line, at the Georgetown South Shopping 
Center.  Most of the commercial zoning in Old Town is surrounded by single-
family residential zoning (R-2 and R-2-S) to the north and south with Light 
Industrial zoning (I-1) along the railroad line.  Areas of multifamily-residential 
zoning (R-5) form isolated islands in larger areas of single-family residential 
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zoning (R-2 and R-2-S) on Runaldo Road, Douglas Street, South Main Street, 
Ellicott Lane, Prescott Avenue, and Fairview Avenue.  The Plan will need to 
reconsider existing zoning in order to achieve the kind of lively and thriving 
Downtown envisioned by the community during this planning process.

URBAN FORM

The urban form analysis (Figure 6) helps to defi ne the urban character of the 
community.  The most distinctive feature is the four block “node,” or Downtown 
Core district, which functions as the heart of town for most communities.  The 
urban district in Old Town is centered on Battle Street, with an axial view of the 
Manassas Museum.  This area lies north of the railroad tracks and is the focal 
point of Downtown activity.  The Old Town Sector Plan should explore ways to 
enliven the core area and to expand it to adjacent areas and across the railroad 
tracks.

RETAIL STATUS

According to an inventory of the existing retail establishments and retail-
appropriate spaces in Old Town Manassas in April of 2006, there were sixty eight 
retail establishments and ninety one retail-appropriate spaces.  The total retail-
appropriate space in Old Town is estimated to be between 173,375 and 191,625 
square feet (the average size for a retail-appropriate space in Old Town is 2,005 
square feet).  There is about 40,200 square feet (22%) of total retail-appropriate 

space currently being used for offi ces.  An additional 
8,000 square feet (4.4%) is vacant.  Approximately 
48,200 square feet of retail-appropriate space in Old 
Town is not used or owned by retail users, creating an 
underutilized space rate of 26.41%.

The total amount of space currently occupied by 
retail establishments is about 134,000 square feet 
(the average size for retail-occupancy space is 1,975 
square feet).  About 44% of existing inventory retail 
space in Old Town is used by food and beverage 
retailers, which include establishments that serve 
food and/or alcohol consumed outside the home.  
About 32% of existing inventory retail space is used 

by general merchandise, apparel, furnishings, and other retailers, which include 
clothing stores, bookstores, gift boutiques, and similar retailers.  About 24% 
of existing inventory retail space is used by neighborhood goods and services, 
which are establishments that depend on residents and workers, like grocery 
stores, bakeries, and dry cleaners.

These retail establishments are classifi ed under the categories Class A, Class B, 
and Class C.  Class “A” establishments are located at end-cap sites or are situated 
among in-line establishments. Class A spaces have fl oor-to-ceiling clear height 

Existing ‘Entertainment Zone’ 
adjacent to the Norfolk Southern 

Railroad
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of fourteen feet and higher with a storefront width of twenty feet.  The spaces are 
well-maintained and are clearly visible from primary roadways, are constructed 
with quality materials, have a properly-lit exterior and display spaces, and clear 
pedestrian and vehicular access and parking.  Class “B” establishments are well-
situated among in-line establishments, have a fl oor to ceiling clear height of 
approximately twelve feet or more, storefront widths of less than fi fteen feet, and 
diminished representation of any factors listed as Class A space above.  Class “C” 
establishments are located among in-line establishments, have fl oor to ceiling 
clear heights of less than twelve feet, storefront width of less than fi fteen feet, and 
diminished representation of any factors listed as Class A or B space.  Built-to-
Suit establishments have been constructed for a specifi c tenant in such a manner 
that conversion to another use or tenant would be diffi cult or impractical.  Below 
is a table of percentages and types of retailers in the Sector.

Food and Beverage 
Retailers

General Merchandise, 
Apparel, Furnishings and 

Other Retailers

Neighborhood 
Goods and 

Services
Class A 30% 70% 0%
Class B 57% 27% 16%
Class C 40% 25% 35%

Generally, general merchandise, apparel, furnishings, and other retailers have the 
highest quality space in Old Town; and the food and beverage retailers occupy 
the least desirable spaces.  Streets with the highest concentration of retail in Old 
Town include Center Street, Main Street, Grant Avenue, Battle Street, and West 
Street.  A complete analysis of this information can be found in the appendix to 
this report. 

CONSTRAINTS

Physical constraints in the Downtown area include a limited amount of undeveloped 
land and the lack of pedestrian-oriented businesses (i.e., businesses focused on 
attracting people as they walk throughout Old Town).  The Train Depot for the 
VRE and Amtrak lines is separated from the retail sector by the railroad track, 
deterring pedestrian access to businesses on the opposite side.  The intersections 
of Church and Grant Streets and Center and Grant Streets do not offer safe 
pedestrian crossings that would encourage walking into the heart of Old Town.  
Parking is a problem for visitors to the area, as many of the available spaces are 
used by commuters.  This will be improved with the pending construction of a 
recently-approved garage on Prince William and Battle Streets. 

The Old Town Historic District has architectural requirements that are enforced 
through zoning and the Architectural Review Board, but the City offers no 
incentives to encourage structures outside the district to adhere to the Downtown 
area’s architectural or aesthetic requirements.

VRE station platform with Candy 
Factory beyond

Example of a house built with 
sandstone; a locally quarried 

material used in building many of 
the City’s older structures.
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V.
OPPORTUNITIES

The Citizen Advisory Committee (CAC) and residents from the Old Town 
neighborhoods played a key role in defi ning a vision for the Manassas Old Town 
Sector and in identifying opportunities for improvement of this area.  This input 
is described in detail below. 

AN OLD TOWN VISION

Early on in the planning process, members of the CAC were asked to envision 
the Old Town that they would like to see in a twenty-year timeframe.  This vision 
included the following:

• A pedestrian-oriented Old Town, with walkable streets that would
 include wider, tree-lined and planter-lined sidewalks, calmed traffi c,  
 additional pathways and pedestrian bridges, underground utilities and  
 pedestrian-scaled lighting, as well as  beautiful gateways.  It is a place  
 where workers from the County and Courthouse area will want to visit  
 Old Town for lunch and dinner. 

• A vibrant and active Old Town area with additional retail and suffi cient  
 parking throughout the area – a place that is fi lled with “children and  

fl owers”.

• A place with an “urban feel” that is real and not “Disney-like”.

• A shuttle bus service from the major corporate businesses in the area to  
 the Downtown core. 

• The elimination of industrial zoning within the Old Town sector, and the 
 replacement of industrial land uses with residential or mixed uses   
 – “people living in nice homes over shops”.

• The continued and rigorous protection of historic structures within the  
 Old Town historic district and beyond.

• Increased open space and recreational opportunities within the Old   
 Town area to accommodate current and future population needs.  

• Encouragement for the accommodation of a diverse population in the  
 Old Town sector.

• An improved Georgetown South Shopping Center, with better 
 development and a higher aesthetic quality.

• The protection and enhancement of the existing Old Town 
 neighborhoods.

• The designation of Old Town as an Arts and Tourism district that will  
 provide a cultural connection to the new George Mason Performing Arts  
 Center.

• A place that offers retail and arts opportunities.

Image provided by the CAC

Image provided by the CAC
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• A sector that provides an environmentally responsive model for future  
 growth and development.  

OLD TOWN ISSUES

Many members of both the CAC and representatives from the surrounding 
neighborhoods felt that there were a number of issues that needed to be addressed 
in order to achieve the vision described above.  The most frequently mentioned 
issues included:

• Trees:  It was felt that there were not enough trees in the Old Town 
 sector, that preserving trees was not a high priority, and that the presence  
 of trees would improve the quality of life in the area in terms of 
 attractiveness and walkability. 

• Gateways:  Participants felt that the major entrances to Old Town were  
 “ugly” and did not provide the sense that one was entering into an 
 important, historic Downtown area of the City.

• Pedestrian Access:  This was felt to be a critical issue and included the  
 need for wider sidewalks, trail development, and better access through  
 the redesign of crosswalks and the addition of pedestrian bridges where  
 needed.  Grant Avenue was cited as an example of a thoroughfare that  
 needed to be made more walkable and more attractive.

• Land Uses and Zoning: Issues cited ranged from the need to rezone  
 Prince William Street in order to eliminate its light industrial 
 designation; to eliminate other light industrial areas in the Old Town  
 sector; to replace the existing motel in the heart of Old Town with a new, 
 attractive and appropriately-scaled hotel; to provide more open space  
 within the downtown core; and to provide a better transition between the  
 Old Town neighborhoods and the downtown core.

• Traffi c Impacts:  Participants emphasized the need to calm traffi c in Old  
 Town through better signalization, streetscape improvements, and the  
 improved enforcement of current traffi c laws.

• Parking:  The lack of parking was a critical concern for many 
 participants and particularly for business owners in the downtown core.   
 Participants noted that there was a lack of available parking spaces,  
 that 2-hour time limits were not suffi cient for those coming to spend the  
 day in Old Town, and that visitors were often discouraged about coming  
 to Old Town Manassas due to the perceived shortage of parking there. 

GUIDING PRINCIPLES AND OPPORTUNITIES

Participants were asked to develop a set of guiding principles for new development 
within the Old Town Sector area.  Those cited by the CAC include:

• Enforcing building height restrictions while maintaining the historic Old  
 Town tradition of matching build-to line conditions for each street.  

Image provided by the CAC

Image provided by the CAC
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• Establishing realistic parking solutions that meet the parking demand  
 and can accommodate growth in the Old Town area.

• Ensuring architectural compatibility with the surrounding historic 
 structures without copying them.

• Providing incentives for ground fl oor, Class A retail (see the Retail 
 report in the Appendix for a defi nition of Class A space).

• Creating a pedestrian-friendly downtown area.

• The Opportunities Map (Figure 7) illustrates potential linkages, 
 connections, and districts that should be considered as part of the Sector  
 Plan development process. This map provides the identifi cation of areas  
 where change could occur and where change might be encouraged.

RETAIL OPPORTUNITIES

The analysis of retail in Old Town Manassas concluded with several 
recommendations regarding opportunities to improve the retail environment in 
the sector area. Many of these recommendations echo the issues and visions 
expressed by the community, and include the following:

• Take care to retain the historic character of the district since this is the  
 key to identifying a market niche that cannot be fi lled by the 
 accessibility or convenience of the stores on either Sudley Road or 
 Liberia Avenue. “Old Town’s history is its ‘brand’ and means to a 
 thriving retail environment.”

• Consider the redevelopment of both the Olde Town Hotel site and 
 Georgetown South Shopping Center, which are the only large parcels 
 under single ownership that are appropriate for new, consolidated retail  
 development with suffi cient, associated parking.

• Identify a concentrated retail district within Old Town, permitting 
 professional offi ce to occupy retail-appropriate spaces outside this 
 designated area.

• Allow the redevelopment of non-historic space outside of the 
 concentrated retail core from retail uses to non-retail uses as determined  
 by market conditions.

• Investigate changes to Old Town traffi c patterns that allow more 
 balanced prioritization between vehicles and pedestrians.

• Create or supplement design guidelines to encourage or regulate the 
 construction of Class A ground-fl oor retail space.  Essential 
 requirements include mandating fl oor-to-ceiling clear heights of at least  
 14 feet (and preferably 16 feet or more); retail space between 40 and 90  
 feet deep; and column grids spaces at least 20 feet on center (and 
 preferably 30 feet on center).  

• Establish a recognizable “brand” for Old Town’s retail district that can  

Olde Towne Inn
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 be communicated to existing and potential retail tenants as well as to the  
 retail brokerage community.

• Recruit tenants in the Neighborhood Goods and Services category, 
 especially retailers that serve the offi ce workers and residents in the 
 primary trade area.  A particular emphasis should be placed on 
 specialty-service tenants.  Efforts should also be focused on Food and  
 Beverage retailers that appeal to daytime and nighttime customers, such  
 as prepared foods and “quick bite” restaurants. 

• Focus on specialty stores, but do not eliminate national retailers if they  
 are interested. 

Possible Catalysts for Future Retail Demand
POSSIBLE RETAIL CATALYSTS POTENTIAL ADDITIONAL RETAIL DEMAND

Each additional Old Town residential unit Approximately 8 additional square feet of 
retail space within Old Town

Each additional 1,000 square feet of 
commercial offi ce space in Old Town

Approximately 12 additional square feet of 
retail space within Old Town

Each additional 100 tourism visitors to Old 
Town

Approximately 5 additional square feet of 
retail space within Old Town

ARTS OPPORTUNITIES

Old Town Manassas currently contains several cultural facilities that provide 
a jumping-off point from which to defi ne Old Town as a regional arts center.  
These opportunities include:

• Creating physical programmatic and perceptual connections to the new  
 George Mason Performing Arts Center.

• Providing space within the Old Town sector for arts, performances,  
 and rehearsals.  Larger venues such as movie theaters might best be  
 located in the Mathis Avenue sector, while Old Town accommodates  
 smaller and live performance-based venues.

• Provide multiple built and open space venues for the visual arts,   
 performance arts, and other cultural uses. 

ENVIRONMENTAL OPPORTUNITIES

The plan for Old Town Manassas provides elements that will establish an on-
going model of environmentally-responsive planning and design for the City.  
Elements include:

• Compact, mixed-use development

• A community that encourages walking

• The use of environmentally-sustainable principles to address issues  
 such as run-off, stormwater management, and green infrastructure

• Maximization of open space areas, including stream corridors, and other  
 passive and active spaces.  
These issues, principles, and opportunities provide the framework from which 
the Sector Plan was developed.  The elements of the Plan are presented in the 
next several chapters.

21



VI.
THE OLD TOWN 

SECTOR PLAN

PLAN FRAMEWORK

Building on strengths of the current conditions of Old Town, specifi c physical 
characteristics can be enhanced through the application of design standards and 
concepts.  Old Town’s historic layout should be restored to create a more livable 
and viable downtown surrounded by neighborhoods that are easily accessible to a 
blossoming community center.  The strongest characteristics of Old Town include 
the neighborhoods that surround the Downtown core and the Downtown Core 
itself at the heart of historic Old Town.  The framework for future development 
within the Old Town Sector should enhance these zones and, in general, new 
development within the Old Town Sector should be comprised of four major 
elements:  a residential component, a downtown core component, an open space 
component, and an aesthetic component.

• The residential component will preserve existing neighborhoods while
 allowing for continued residential growth within the sector area.  New  
 residential development should intersect gracefully with the downtown  
 core area, should strengthen and support existing neighborhoods, and  
 should incorporate “traditional” development patterns that are 
 compatible with surrounding Old Town setbacks but could include   
 public front yards and private back alleyways (with garages) as 
 appropriate.  The new neighborhood development also should be 
 connected to and integrated with the Old Town retail core to the extent  
 that this is feasible. 

• A downtown core component that will encourage development that 
 fosters an active retail environment and will create venues for 
 entertainment and eating in order to encourage 24/7 activity with 
 signifi cant new residential opportunities.   In addition, the downtown 
 core area should provide an environment that is pleasant for pedestrians,  
 incorporates a mix of land uses within existing buildings, and conserves  
 space in the downtown area.  Finally, new downtown development   
 should  maintain a “civic” presence in the area through the inclusion of  
 parks and public art to the maximum extent possible. 

• The open space component will actively seek out opportunities for open  
 space within the Old Town Sector area through the inclusion of green  
 “centers” or small gathering places for neighborhoods (pocket parks), 
 additional civic open spaces, and the provision of additional access to  
 spaces that accommodate passive and active recreational amenities in 
 order to accommodate the anticipated increase in the downtown 
 residential population.

• The aesthetic component addresses the way that the Old Town sector  
 presents itself to the world.  Comments from the community indicate 
 that this is a key concern in the sector area.  General framework 
 elements that will support this component include the use of historic  
 Manassas materials (brick, sandstone, metal and wood) and 
 architectural styles when a new development or additions to existing  

Old Town Manassas Historic Town 
Hall
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 buildings occur, as well as the provision of consistent streetscape 
 treatments within the area that include extensive pedestrian amenities.   
 All new development should also respect the unique character of each 
 of the Old Town neighborhoods and districts in order to establish a 
 consistent and appropriate Old Town identity and setting.

PLAN DESCRIPTION

THE NEIGHBORHOODS

Based on the framework established above, the Plan for the Old Town Sector has 
been structured by its neighborhood and core areas, with connections provided 
through a public infrastructure overlay (see section VII of this document) that 
includes pedestrian and transportation linkages, parking, and open space areas.  
(Figures 8 & 9)

 Jefferson and School Streets and Neighborhood

The plan reinforces the residential character of the Jefferson Street Neighborhood, 
builds on its connected street grid, and closely integrates it into the fabric of 
the downtown through streetscape and open space improvements. Specifi c plan 
elements for this neighborhood include:

 a.  Protecting the church ruins, and incorporating them into an open  
 space system, and creating neighborhood gateways

 b.  Re-establishing residential land use on Prince William Street from  
 Wellington Road to Jefferson Street

 c.  Allowing opportunities for developing accessory units behind   
 properties facing Prince William Street, if a shared alleyway or 
 easement can be negotiated to allow access to private parking

 d.  Establishing better circulation patterns 

 e.  Providing opportunities for infi ll development of single-family units  
 facing Jefferson Street on the east side

 f.  Providing opportunities for developing single-family attached units  
 and open space connections on the undeveloped lot facing the Winter’s  
 Branch Stream

 g.  Creating a linear park in conjunction with the Prince William Street  
 streetscape enhancements

 h.  Incorporating the Winter’s Branch Stream edges into an open space  
 link with a multi-use trail

 Liberty/Douglas Street Neighborhood

The Liberty and Douglas Streets Neighborhood (Figure 10) should be preserved 
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as an important historic Old Town neighborhood.  The plan supports this area 
to stay residential, while allowing the area to be attractive to modern families, 
while respecting its historical context. The historic character of Liberty Street 
neighborhood should be maintained and reinforced with revisions to existing 
zoning and new urban design guidelines as follows: 

 a.  Maintaining single-family uses in the Liberty and Douglas Streets  
 neighborhoods

 b.  Encouraging traditional neighborhood design with front porches and  
 rear-lot access for all new residential development 

 c.  Maintaining the existing setback of historic homes as part of any  
 future renovations or additions

 d.  Allowing for additions and enclosed garages only on rear-access  
 easements or alleyways that have been negotiated between owners (if  
 property owners wish to expand with a garage, the garages can only be  
 located in the rear)

 e.  Incorporating the Winter’s Branch Stream edges into an open space  
 link to a multi-use trail and to the Grant Avenue South streetscape

 Grant Avenue South Neighborhood

The Grant Avenue South Neighborhood (Figure 11 & 12) should become a high-
value residential mixed-use neighborhood that will experience a signifi cant 
increase in population and include a rich variety of housing types from small-lot, 
single-family, to 5-story residential condominiums. Grant Avenue South presents 
one of the few places for the location of a new grocery store within the downtown 
area. This grocery store should be developed as part of a fully integrated mixed-
use complex with structured parking. A signifi cant law enforcement facility is 
also recommended for this neighborhood.  Recommendations include:

 a.  Encouraging a mix of uses that includes commercial, civic, or public
 uses, and a range of housing options from small-lot, single-family, to 
 high-density, fi ve-story condominium apartments

 b.  Extending Bee Street both east and west of Grant Avenue for access 
 to higher-density and commercial portions of the neighborhood

 c.  Extending Brent Street north and across the Winter’s Branch Stream  
 into a new single-family residential neighborhood south of Liberty   
 Street

 d.  Extending the Winter’s Branch Stream corridor east and south across  
 Main Street into the Baldwin Elementary School grounds to complete a  
 south-side open space system
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 Fairview Avenue Neighborhood

The Fairview Avenue Neighborhood should maintain and protect its historic 
residential character. The Head Trauma Center site should be redeveloped into 
small-lot, single family residential that protects the existing historic structures, 
scales down to the single-family character of its neighbors, and allows for open 
space connections on its western edge.

Specifi c recommendations include: 

 a.  Linking the Winter’s Branch Stream corridor to both the Baldwin 
 Elementary School and Osbourn High School in line with the Wesley 
 Street centerline, then north through the western edge of the Head 
 Trauma Center site, and then Downtown along Prince William Street

 b.  Redeveloping the Head Trauma Center site into a medium-density  
 residential area that faces an open space link, but upscale lodging may 
be   appropriate here as well

 c.  Preserving the historic structures within the residential area, 
 especially through protection of the historic character of the Fairview 
 Avenue housing, as an asset for this neighborhood.

 d.  Relocating the Police Headquarters to the mixed-use area west of 
 Grant Avenue

 Quarry Street and Prescott Avenue Neighborhood

The Quarry Street and Prescott Avenue Neighborhood should maintain and protect 
its single-family and historic character while allowing for additional medium-
density residential development to occur as part of a unifi ed plan for areas south 
of Quarry along an extension of Church Street at its eastern end. This medium-
density residential area should focus on a new public green. Housing types should 
range from small-lot homes, where adjacent to existing single-family housing, up 
to attached single-family units at its eastern edge.  An open space link should 
connect this neighborhood into the planned Mathis Avenue sector to the north 
and to the Downtown Core along the northern edge of the Norfolk Southern 
Railroad.

 a.  Maintain the historic character and scale of this neighborhood

 b.  Develop small-lot attached and detached residential infi ll along an  
 extension of Church Street, south of Quarry Street, and west of the water
 tower

 c.  Extend the open space link recommended in the Mathis Avenue  
 Sector Plan south to the Norfolk Southern Railroad and link it to the 
 railroad in Downtown

 d.  Provide a central focal green, bounded on at least one side by Church  
 Street, and extend it as a focal place for the neighborhood.
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 Old Town North Neighborhood

The Old Town North Neighborhood should be preserved and protected from 
non-residential uses migrating into existing residential structures.  A Residential 
Mixed-Use zone is proposed for neighborhood edges where offi ce uses have 
occurred in order to encourage residential infi ll with small offi ces permitted. This 
infi ll should use materials similar to those of its residential neighbors and should 
gradually step up in scale in order to maintain compatibility with its residential 
neighbors. Specifi c recommendations include:

 a.  Maintaining the scale and character of this historic neighborhood
 b.  Encouraging medium- to high-density residential infi ll in 
 neighborhood transition areas along Church Street to the south, 
 Centreville Road to the east, and Grant Avenue to the west

 c.  Discouraging offi ce and commercial uses within these transition 
 areas and especially within existing residential areas

 d.  Stepping down infi ll development to match existing residential   
 building heights

 e.  Matching the materials and character of historic housing in these  
 transition zones, as applied to larger scale development, as appropriate

 f.  Not allowing retail uses in these areas

 Madison Avenue and Wall Street Residential Neighborhoods

The Madison and Wall Street Neighborhoods have the potential to become high 
quality in-town residential areas. This neighborhood should respect and build 
within the character of the existing and possibly historic housing on Wall Street 
and Madison Avenue.  The housing types should range from small lot single-family 
housing adjacent to the existing housing up to single-family attached housing.  
A new public open space should be created on Stonewall Road in conjunction 
with providing a connection from Madison Avenue through to Stonewall Road.  
Recommendations include:

 a.  Creating a distinctive residential neighborhood centered on Stonewall  
 Road, south of Church Street

 b.  Connecting Madison Street through to Stonewall Road

 c.  Providing a mix of residential densities from single-family detached 
 to single-family attached homes

 d.  Using construction materials for new homes that are similar in nature  
 to the construction materials used on Wall Street

 e.  Creating a public space or focal green facing west of Stonewall Road,  
 bounded by new streets and large trees

 f.  Connecting the new public space to continuous open space links 
 along the Norfolk Southern Railroad east to the Prescott Road/Quarry  

Local historic sandstone

Old Town materials: wood, stone 
and brick
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 Road Public Green and the open space system defi ned in the Mathis 
 Avenue Sector Plan.

 Downtown Neighborhood

The Downtown Neighborhood has the potential to become a premier place to 
work and live, incorporating a highly desirable close-in residential neighborhood 
with a mix of residential scales and limited ground fl oor retail for local residential 
uses.  Its potential is seen by the high quality new infi ll that has already occurred 
here. Its proximity to the county complex makes this neighborhood a logical 
location for Class A offi ce space.  Its proximity to downtown amenities and 
its new open space system would create eventual demand for new residential 
condominiums.  More specifi cally, the plan calls for the following:

 a.  Allowing for a mix of high-density housing and offi ce uses

 b.  Providing for a public focal green, south of Center Street, at the   
 intersection with Lee Street

 c.  Limiting ground fl oor retail to small neighborhood services that are  
 adjacent to the focal green

 d.  Creating a high density mixed-use residential neighborhood facing  
 Center Street between the Prescott Avenue/Quarry Street Neighborhood  
 and the Downtown

 e.  Allowing limited neighborhood-oriented retail on ground fl oors

 f.  Creating a neighborhood focal green at the end of Zebedee Street that  
 incorporates historic buildings with retail or civic uses

THE DOWNTOWN MIXED-USE CORE

Recommendations for the Downtown Mixed-Use Core (Figure 13) include two 
ground fl oor districts and general recommendations for upper fl oor uses. A new 
addition to the downtown is the Downtown ‘addition’ mixed-use district, which 
straddles Prince William Street, east of Main Street and south of the Norfolk 
Southern Railroad.

 Ground Floor Primary Retail District

 a.  Create a continuous Class A retail edge that faces both sides of 
 Center Street, from Grant Avenue west to the Cramer Center, and 
 encourage only retail ground fl oor uses (see Retail Analysis in the 
 Appendix for a defi nition of Class A space)

 b.  Limit interruptions to the continuous shopping edge

 c.  Create lobbies for access to upper fl oors on side streets, where 
 possible

 d.  Locate junior anchors (i.e., larger fl oor plate destination retail of  

Create convenient access to upper 
fl oors with high quality 

residential or offi ce uses below
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 approximately 10,000 to 20,000 GSF) at each end of the Center Street  
 retail corridor

 e. Create a continuous ground fl oor edge along Center Street at the  hotel  
 block (Figure 14)

 f.  Create a ground fl oor arcade along Center Street on the hotel block in  
 order to provide additional public sidewalk depth

 g.  Create a ground fl oor arcade along Center Street for proposed mixed- 
 use retail infi ll on the BB&T site in order to provide additional sidewalk  
 depth

 h.  Study ways to bridge the street frontage retail gap created by the 
 existing municipal building along Center Street

 Ground Floor Entertainment District

 a. Create an exciting destination of restaurants and small entertainment 
 avenues along Battle Street, between Church Street and the Norfolk 
 Southern Railroad, facing the Norfolk Southern Railroad on its north  
 face, between West and Main Streets

 b.  Rebuild the Battle Street portion of the Entertainment Zone with 
 wide sidewalks for outdoor dining, street trees, and special night   
 lighting

 c.  Extend the existing railroad-side development east past the Candy  
 Factory and east of Main Street to enhance the Entertainment Zone

 d.  Connect the open space link from the Prescott/Quarry Neighborhood  
 to the west, through the Norfolk Southern portion of the Entertainment  
 Zone, over Grant Avenue (with a new pedestrian bridge), to the Madison  
 Avenue and Wall Streets Neighborhood focal green

 e.  Install fountains at the intersection of the Entertainment District and  
 the Center Street Retail District -- at the intersection of Battle and 
 Center Streets -- to mask traffi c and noise, and to celebrate the history of  
 clean water as a part of Manassas’ legacy

 f.  Move the Farmers’ Market back to the pavilion to reinforce the   
 commercial activity of the Retail and Entertainment Districts

 Downtown Upper Floors

 a.  Upper fl oor in existing structures and in new infi ll should   
 include Class A offi ce or high quality residential condominiums

 b.  Lobby space should not take up large potential areas of 
 Center Street ground fl oor retail

 c.  Drop-off areas should be developed at the rear of buildings   
 facing Center Street to facilitate high quality downtown 
 residential and offi ce uses

BB&T Bank creates a very big 
gap in what should be a continuous 

shopping environment

VRE/AMTRAK Train Station
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 Downtown ‘Addition’ Neighborhood

The Downtown ‘Addition’ Neighborhood would be a new mixed-use area in which 
high-quality offi ce and residential uses could be located. This is an important 
area with its access to the VRE/AMTRAK station, Downtown shopping and 
entertainment, and new close-by open spaces and recreational amenities. 

 a.  The ‘addition’ to Downtown will be a mixed-use district that   
 showcases Prince William Street with high-density offi ce and retail uses  
 and small neighborhood-oriented retail uses.  This neighborhood will  
 help add necessary space for larger fl oorplate offi ce/retail space and 
 signifi cant residential opportunities on parcels of regional importance

 b.  Relocate Osbourn High School recreation facilities and parking   
 southward to allow for development of this parcel

 c.  Maintain and upgrade all recreation facilities

 d.  Improve the recreation complex directly adjacent to the downtown to  
 serve as an excellent amenity for new downtown residents

 e.  Maintain school-related parking through developer-paid-for 
 consolidation of access roads

PROPOSED LAND USE

The following land uses (Figure 15) are proposed for the Old Town Sector Area.  
These land uses would update the current Land Use Plan for this area.

 Civic/Government/Institutional

The recommended Land Use Plan calls for one signifi cant change to this land 
use category in order to accommodate a site for consolidating Police and other 
Government offi ces not currently housed in the municipal building at the west 
corner of South Grant Avenue and Bee Street.  This new area will provide much 
needed additional space for the Police Facility and will free up the Head Trauma 
Center site for recommended residential and open space uses.  Additional space 
for government offi ces out of the Downtown core will also free up important 
space for new residential and retail centers.

 Residential 

• Small lot single-family should be defi ned as 45’ X 100’ with rear yard 
 access to minimum 24’ width alleys.  Side yards should not be less than  
 5’on each side.   Front walls should be built to a predetermined build-to  
 line.  Front porches or stoops are required and can extend up to 8 feet in  
 front of the build-to line.

• Medium-density residential areas should encourage row house 
 development, 22’ wide by 55’ deep, with front stoops that face public  
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 streets or promenades and automobile garage access off 24’ wide rear lot  
 alleyways.

 Mixed-Use 

Two types of mixed-use areas are recommended for the Old Town Sector area.  
These include:

• Mixed Use Areas will encourage a Retail Core with a mixed use    
 zone that will contain Class A ground fl oor retail space facing Center  
 Street and 55’ high buildings with residential offi ce use above.  
 Residential lobbies, offi ce lobbies, and offi ce uses should not front 
 Center Street in this area.  Elsewhere, upper-fl oor residential should be  
 encouraged.

Existing part of the proposed 
‘entertainment district’
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VII.
PUBLIC

INFRASTRUCTURE

The Old Town Sector Plan requires a carefully thought-out level of infrastructure 
support that can tie together the Downtown neighborhoods and core area in a 
way that will allow for meaningful linkages between these zones and to give the 
Old Town Sector a positive and well-functioning identity.  This infrastructure link 
includes open space elements, circulation, streetscapes, gateways, and parking 
facilities.

OPEN SPACE

Old Town will need a signifi cant increase in active and passive open space (Figure 
16) given the anticipated increase in the downtown residential, commercial, and 
visitor populations. Open space recommendations are as follows:

• Use the Jefferson Street School site for passive/interpretive park space  
 to service the revitalized Jefferson Avenue neighborhood

• Establish the Winter’s Branch open linear park to provide access to  
 Prince William Street, Jefferson Street, Grant Avenue South, Brent   
 Street, Barlow Street, and Main Street

• Create a Baldwin Elementary and Osbourn High School open space link  
 and relocate/upgrade the playfi elds, which will connect to the open  
 space link through the Head Trauma Center site and attach to the 
 Winter’s Branch linear park

• Preserve and connect Baldwin Park at the Manassas Museum to the  
 Winter’s Branch Stream and school site in the open space loop system

• Relocate the Old Town Farmers’ Market to the Loy E. Harris Pavilion

• Establish a focal green at the intersection of Peabody Street and Center  
 Street that serves the Lee Avenue neighborhood

• Establish a focal green at the intersection of Zebedee Street and Center  
 Street to serve the Zebedee neighborhood

• Create two public greens at the centers of the Madison Avenue/Wall  
 Street neighborhood and the Prescott Road neighborhood with each 
 having the potential to include band stands, play areas, and community  
 gardens

• Provide continuous east/west open space links that will serve 
 pedestrians between the two aforementioned neighborhood greens, the  
 urban focal places, the Loy E. Harris Pavilion, the entertainment district,  
 and the City Hall along the north edge of the Norfolk Southern Railroad  
 line

Loy E. Harris Pavilion
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CIRCULATION

Circulation in Old Town will stay the same with changes to make the pedestrian 
environment safer and more conducive to extend shopping (Figure 17).

• Maintain Church Street as a one-way, west-bound street with wider 
 sidewalks and a traffi c signal at West Street. 

• Maintain Center Street as a one-way, east-bound street with wider 
 sidewalks and a traffi c signal at West Street.

• Convert East Street between Church and Center Streets to a one-way  
 street southbound, with street trees and wider sidewalks. Striped parallel  
 on-street parking should be established along the western curb. 

• Maintain Main Street between Church and Prince William Streets as a  
 two-way street.  Convert angled parking to striped parallel parking at  
 both curb lanes.  Retain police presence on the street and consider   
 implementing a left turn onto Center Street from Main Street, going  
 south. 

• Convert Battle Street to a one-way street southbound between Center  
 Street and the railroad tracks. Provide for a one-way through traffi c lane  
 with parallel parking on both sides of the street confi ned to the central  
 portion of the block, and provide designated loading zones along the  
 street.

• The balance of the Battle Street space should be dedicated to widened  
 sidewalks and street trees. 

• Close Battle Street between Church Street and Prince William Street  
 for occassional special events, e.g. festivals and parades.

• Maintain West Street between Church and Prince William Streets as a 
 two-way street.  Maintain striped parallel parking on both sides of the  
 street. 

• Install refuge islands along Grant Avenue at each intersection, similar
 to those found on the northern end of Grant Avenue. 

• Extend boulevard streetscape treatments on Grant Avenue similar to  
 those found on the northern end of Grant Avenue.

• Maintain the pedestrian connectivity between Grant Avenue and Main  
 Street and install bike lanes.

• Widen all downtown sidewalks where possible; enhance streetscapes;  
 consider building-mounted, hanging street lights to provide more space  
 on sidewalks for trees, planters, and pedestrians.

• Install curb extensions at all corners with on-street parking.  Extend  
 curbs on Battle Street as illustrated in the visualization in order to allow  
 for sidewalk cafes, and align crosswalks with sidewalks for pedestrian  
 safety.

Battle Street at Church Street

East Street

Church Street at West Street
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• Install pedestrian signals that are timed for the advantage of pedestrians  
 rather than vehicles, especially along Grant Avenue and Center Street.

• Extend pedestrian paths along the north side of the Norfolk Southern  
 Railroad line. 

• Continue to pursue another regional transit system that will connect Old  
 Town to other parts of the city.

• Concentrate efforts on alleviating the cut-through traffi c on Prescott  
 Avenue and Cherry Street.  

• Create more planted medians and streetscape features, especially on  
 Prescott Avenue and Grant Avenue. 

• Develop strategies with the city’s engineers to reduce traffi c impacts  
 along Maple Street. 

• Install continuous system of 5’ minimum pedestrian sidewalks through
 all pedestrian neighborhoods and connected to the downtown   
 streetscapes.

STREETSCAPES

A system of well-designed streetscapes (Figures 18-23) will become an important 
component of Old Town’s open space system as well as making key linkages to 

the proposed parking facilities.

• Redesign Grant Avenue from Lee Avenue to Wellington Road to
 create a new boulevard that will match the character and quality  
 of Grant Avenue north of Lee Avenue.

 a. Grant Avenue between Lee Avenue and Center Street should  
 feature wide sidewalks with tree boxes and a planted center  
 median. No curb cuts should interrupt the pedestrian continuity  
 along this section of Grant Avenue.

  b. A series of low stone clad retaining walls might be needed  
  along Grant Avenue, between Prince William and Liberty   
  Streets, to protect the existing homes and signifi cant existing  
  trees.  These retaining walls should be visual amenities with  
  adjacent sidewalks along Grant Avenue and steps up to the   
  residential front stoops and porches. 

• Upgrade the major streets entering Old Town and include entry 
 elements, curbs, 6’ minimum sidewalks, and street trees to bring 
 residents and visitors gracefully into the historic district along tree-lined  
 streets.  The streets recommended for such upgrades include:

 a.  Prince William Street from Wellington Road to Liberty Street

Washington Street in 
Alexandria, Virginia with 

wide sidewalks, planted center 
median, continuous building 

edge and heavy rush-hour 
traffi c is a good model for 

Grant Avenue between Lee 
Avenuen and Center Street

43



Le
ge

nd
Ex

is
tin

g 
G

ra
nt

 A
ve

nu
e 

B
ou

le
va

rd

G
ra

nt
 A

ve
nu

e 
B

ou
le

va
rd

 T
re

at
m

en
t E

xt
en

de
d

O
ld

 T
ow

n 
En

try
 S

tre
et

s

M
ix

ed
 U

se
 B

ou
le

va
rd

1 2 3 4

M
ix

ed
 U

se
 S

tre
et

s

C
en

te
r S

tre
et

 R
et

ai
l S

tre
et

sc
ap

e

B
at

tle
 S

tre
et

/N
or

fo
lk

 S
ou

th
er

n 
En

te
rta

in
m

en
t D

is
tri

ct
 S

tre
et

sc
ap

e

St
ru

ct
ur

ed
 P

ar
ki

ng

5 6 7 P
St

re
et

sc
ap

es
 a

nd
 P

ar
ki

ng
Fi

gu
re

0

10
0’

70
0’

30
0’

N
O

R
T

H

1

2

2

3
3

3

3

4

5

5
6

6
7

PPPP

P

P

3

Fairv
iew

 Ave

Math
is A

ve

Main St

Battle St

West St

Grant  Ave

Ce
nt

er
St

  R
t. 

28
Q

ua
rry

 S
t

Pr
in

ce
 W

ill
ia

m
 S

t

W
ell

ing
ton

 St

Prescott Ave

Grant Ave

Battle St

West St

Main St

Stonewall Rd

East St

Zebedee St

Grant  Ave

Peabody St

Wall St

Jefferson St.

Prescott Ave

South StPortner A
ve

Po
rtn

er
 A

ve

M
at

hi
s A

ve

M
ap

le 
St

Irv
ing St

Centrev
ille

 Rd

Q
ua

rry
 S

t

Fairv
iew

Ave

Tu
do

r L
n

C
en

te
r S

t

C
en

te
rS

t

C
hu

rc
h 

St

Pr
in

ce
 W

ill
lia

m
 S

t

Le
e A

ve

Le
e A

ve

Li
nc

ol
n 

Av
e

Sc
ho

ol
 S

t

M
cK

in
le

y 
Av

e

D
ou

gl
as

 S
t

Be
e 

St

Ba
rto

w
 S

t Brent St

By
rd

 D
r

W
es

ley

M
ad

is
on

 A
ve

Runaldue Rd

Su
dl

ey
 R

d

Libert
y St

C
hu

rc
h 

St

M
os

by
 S

t

Rich
mon

d A
ve

N
or

fo
lk

 S
ou

th
er

n 
R

R

18

Main St.

44



Center Street

Church Street

Lee Avenue

New Street

Historic County Courthouse with
Restored Landscape Grounds 

(as proposed by Prince William County)

Figure 19 

Grant Streetscape

Grant Avenue
Existing Buildings
Proposed Buildings

Legend

Proposed mixed-use infi ll

Proposed pedestrian bridge over Grant Avenue

Proposed multi-use trail north of the railroad 

Continuous sidewalk with street trees in tree boxes
and no curbcuts on either side of Grant Avenue 

between Lee Avenue and Center Street

Existing railroad bridge

Taper curbs out on both sides to allow for construction
of 10’ planted median south of Lee Avenue

Maintain left turn lane

Maintain left turn lane

Taper curbs out on both sides allow for construction
of 10’ planted median south of Lee Avenue

North of the 
Railroad Bridge
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Douglas Street

Prince William Street

Existing Railroad Bridge 

Neighborhood Gateway 

Low Stoneclad Retaining Walls 
to allow road widening and protect  homes

and trees between Prince William Street and
 Liberty Street

Figure

Grant Streetscape

Grant Avenue
Existing Buildings
Proposed Buildings
Retaining Wall

Legend
South of the 

Railroad Bridge
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8’ Sidewalk 11’ Travel 
Lane

Before & After:  Location of Visualization  No. 1

Crosswalks

Neighborhood Signage Columns

Brick Sidewalks, Both Sides

Streetside and Courtyard Outdoor Dining

Fountains at Intersection

Proposed Building Infi ll

Central Parking Zone

Candy Factory

Existing Outdoor Dining

VRE/Amtrak Station

Raised Lawn and Trees with Sandstone Seatwall

Straighten Entry To Allow Lawn

Sandstone Wall

Parking Structure

Church Street

Center Street

Train PlatformTrain Platform

A

Figure

B

8’ 
Parking

8’ 
Parking

8’ Sidewalk

(Approximate Dimensions)

Loading Zone

Loading Zone

Battle Street Streetscape
Concept 1

27 Parking Spaces

Battle Street
Entertainment District

Battle Street Proposed
Section/Elevation A

Existing Buildings
Proposed Buildings
Loading Zones

Legend
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Figure

Battle Steet Before and 
After Visualizations

Existing View

Proposed View

View Detail
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Figure

16’ Sidewalk 11’  Travel Lane 16’ Sidewalk
(Approximate Dimensions)

Battle Street Character

Battle Street Fountains
Section/Elevation B

Fountain Detail Illustrating Historic Sandstone Base 
and Metal Fountain Element
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 b.  Fairview Avenue from Richmond Avenue to Quarry Street and   
 Prince William Street to Fairview to the Mixed-Use District

 c.  Prescott Avenue from Sudley Road to Fairview Avenue

 d.  Center Street from Stonewall Road to Grant Avenue

 e.  Centreville Road and Church Street through Old  Town

 f.  Church Street between Grant Avenue and Center Street 

• Establish a Mixed-Use Neighborhood Boulevard to establish Prince  
 William Street, east of Liberty Street, as an urban street with 15’ wide  
 sidewalks, 6’ wide tree boxes, and street furnishings to complement this  
 high-density residential and offi ce addition to Downtown.

• Create Entertainment Streets (Figures 21, 22 & 23) to establish the   
 Battle Street/Norfolk Southern Entertainment District Streetscape,   
 providing the highest level of architectural interest and human scale.
 Sidewalks, driving surfaces, and parking areas should be paved with  
 brick and other unit pavers.  Sandstone, to match the local historic 
 sandstone, should be used to build low walls, planters, single columns,  
 and fountain bases.  A festive and detailed system of night lighting
 should be used to attract outdoor diners and create a warm, inviting  
 atmosphere.  Tall, columnar trees, such as the Ginkgos used in the 
 visualization, will create a sense of intimacy and provide necessary  
 shade.  Fountains, as illustrated, should be located within the widened  
 sidewalks at the intersection of Center and Battle Streets to help mask  
 traffi c noise for diners and mark this critical corner.

• Establish Retail Core Streetscapes that incorporate streetscape 
 improvements for Center Street and include upgraded paving materials  
 on a larger scale than the small unit pavers of the Entertainment Zone  
 as well as large shade trees, installed with minimum 14’ clear height to
 the fi rst lower limb in order to create an immediate sense of enclosure  
 but still allow pedestrians to visually scan the space.  This height will  
 also accommodate truck traffi c.  These large trees should be placed  
 farther apart than the Columnar trees on Battle Street. New lighting and
 large plant containers should be placed as close to the curb line as
 possible in order to visually constrict the space which will help slow  
 traffi c.  New construction along Center Street should include 12’   
 minimum arcades to increase pedestrian space on this major street.  

• Develop Pedestrian Mixed-Use Streetscapes in these in-town mixed-use  
 residential neighborhoods:

 a.  Center Street between Prescott Avenue and the retail core streetscape

 b.  Zebedee Street from Center Street to Centreville Road

 c.  Center Street between Grant Avenue and Church Street

 d.  Peabody Street between Center and Church Streets

A hot summer day on Center Street 
could use a large, high tree canopy
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These streetscapes should exhibit a variety of sidewalk and street widths, 
with street furnishing types varying with the nature of the ground fl oor uses.  
Residential areas with limited building entries could be characterized by 6’ wide 
sidewalks with a 6’ street tree/planting zone. Commercial areas should have the 
full 15’ paved sidewalk with a more extensive family of street furnishings such as 
benches, bike racks, and trash receptacles. All pedestrian mixed-use streetscapes 
would include curb and gutter as well as pedestrian-scaled sidewalk lighting that 
complements the street lighting.

PARKING

Four locations for potential parking facilities have been identifi ed.  Two are south 
of the Norfolk Southern Railroad straddling Prince William Street, and two are 
north of the railroad: one at the Municipal Building surface parking lot and one at 
the surface parking lot at the intersection of Centreville Road and Quarry Street.  

• Study additional structured parking at sites recommended along Prince  
 William Street at the Municipal Parking Lot and west at the intersection  
 of Centreville Road and Quarry Street.  These facilities should be 
 studied as projects for partnering with private developers to add public  
 parking to private construction projects. 

• Encourage VRE commuter parking relocation to the Manassas Airport  
 and implement a Residential Parking Permit Program in neighborhoods  
 adjacent to the Downtown.

• Establish a realistic price structure for Downtown commuter parking  
 that will encourage public transit options.

• Create a shuttle service for Manassas residents to the VRE.  

• Conduct a new parking study to assess parking needs in Old Town once  
 the additional parking garage south of the railroad tracks is completed. 

• Update the City’s recently completed parking study to accommodate the  
 recommendations contained in this sector plan in addition to changes  
 brought about with the new parking garage.

• At the time the City decides to build a second parking garage, the garage  
 should  be located north of the railroad tracks.  When this decision is  
 made, a new circulation study should be carried out to understand the  
 potential impacts of the parking garage on traffi c patterns in Old Town.

GATEWAYS

The Old Town Sector Area’s diverse neighborhoods will be marked with a 
two-tiered system of gateways (Figures 24 & 25).  The larger of these gateway 
elements will mark the entry into Old Town itself and should be located on the 
major roads and streets entering Old Town.  These areas would include gateways 
at Grant Avenue, Center Street to Stonewall Road, Wellington Road, and Prince 
William Street.  

51



The second tier of Gateway elements will mark the entrance into each of the 
small neighborhoods that surround the Old Town core.  Gateway elements should 
be incorporated into traffi c calming features such as neck-downs and medians to 
slow traffi c entering both the Old Town core and the residential neighborhoods.  
Planting should be incorporated into these entry points to help demarcate these 
entrances.
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Cast Stone Cap with Inset Lettering

Sternberg Mediterra Lantern on 
Custom Metal Armature

Event Banner

Sandstone Column to 
Match Historic Stone

Cast Stone Cap

Metal Spotlight

Raised Lettering

Metal Panel

Sandstone Column

Figure

Gateway Elements
Neighborhood Gateway 
Detail

Old Town Gateway Detail
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VIII.
IMPLEMENTATION

GOAL 1:  Increase the activities and services for residents, guests, and 
tourists; support artist’s galleries, studios, upper fl oor living spaces, retail, 
hotel, and entertainment.

STRATEGY 1
Designate Downtown as an Arts and Tourism District and offer incentives to 
“for-profi t” businesses in a broad range of related arts and entertainment sectors 
that are new to the City and/or expand an existing business.  Targeted sectors 
should increase activities and services for residents, guests, and tourists.  The 
incentives could include:
• Reduction of any type of gross receipts tax for targeted sectors
• Exemption of real estate taxes for certain rehabilitated, renovated, or
 replacement commercial, hotel, or mixed-use structures; larger   
 exemption for structures meeting specifi c criteria
• Fast Track Permitting
• Economic Opportunity Fund Grant for Fee Waivers

GOAL 2: Defi ne and strengthen the retail core of Downtown to attract and  
serve both residential and visitor populations.

STRATEGY 1
Create development standards for Class A retail space and determine incentives 
or requirements for the fi rst fl oor of new buildings in the retail core to be built 
for retail as follows:
• Require fi rst fl oor ceiling heights of 14-16 feet in the retail core with at  
 least 60 to 70% of the ground fl oor to be transparent facing the sidewalk  
 and a storefront width of at least 20 feet; potentially provide extra fl oor  
 of leasable offi ce or residential space in return.

STRATEGY 2
Identify a multi-phased capital improvement program specifi cally for 
Downtown as a part of the City-wide CIP to include such projects as:
• Battle Street sidewalks and landscaping
• Grant Avenue medians and landscaping
• Railroad walkway from City Hall to Harris Pavilion
• Additional parking structure(s)
• Expansion of the decorative lighting beyond the historic district to all of  
 the study area identifi ed as Downtown.

STRATEGY 3

Consider a special taxing district such as a Business Improvement District 
(BID) or Tax Increment Financing (TIF) District that would serve as a 
mechanism to fi nance such public improvements as those listed above.  

GOAL 3: Redefi ne “transportation” in the Downtown as “circulation” and 
provide more emphasis on pedestrian needs, parking, and accessibility to 
transit options.
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STRATEGY 1
Provide for a traffi c signal at West Street and Center Street to further slow 
traffi c down and enhance pedestrian safety at the Harris Pavilion.  

STRATEGY 2
Convert Battle Street to one-way traffi c traveling south from Church Street 
to the railroad tracks to allow for reconstruction of Battle Street as an 
entertainment area and enhance pedestrian safety.  Maintain on-street parking 
on Battle Street for access to retailers and restaurants.

STRATEGY 3
Maintain and install pedestrian signals that are timed for the advantage of 
pedestrians rather than vehicles, especially along Grant Avenue and Center 
Street, for enhanced pedestrian safety.

STRATEGY 4

Install refuge islands along Grant Avenue at each intersection, similar to those 
found on the northern end of Grant Avenue.

STRATEGY 5
Require all new developments in the study area to install minimum 8-foot wide 
sidewalks and provide for enhanced streetscapes.

STRATEGY 6
Provide for traffi c-calming measures at the entrances to neighborhoods with 
proposed neighborhood signage.

STRATEGY 7
Extend pedestrian paths along the north side of the Norfolk Southern Railroad 
Line.

GOAL 4: Encourage “an Old Town with a new attitude” to create a more up-
to-date, lively, arts-related Old Town; assist in the branding and marketing of 
downtown Manassas and increase awareness and support for the arts.

STRATEGY 1
Encourage the installation of both Public and Private Art throughout the 
downtown public realm.

STRATEGY 2
Review and Update the Historic Overlay District Design Guidelines; encourage 
context-sensitive design.

STRATEGY 3
Review and Update the Zoning Ordinance to:
• Encourage residential conversions on upper fl oors 
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• Encourage implementation of sidewalk dining or other outside activities

STRATEGY 4
Sustain and support the efforts of Historic Manassas, Inc., and the Old Town 
Business Association to create a lively Downtown with particular attention paid 
to such outdoor activities as:
• Sidewalk Cafes
• Festivals
• Special promotions and events
• Markets

GOAL 5: Encourage historic patterns of development to retain the historic  
character of Manassas.

STRATEGY 1
Amend the City’s Zoning Ordinance to follow more “historic” setbacks in the 
historic district regardless of the underlying zoning.

STRATEGY 2
Require new development to follow “historic” setbacks with parking in the rear 
of buildings or in parking structures.

STRATEGY 3
Review the recommendations of the 2006 historic district survey and implement 
those recommendations that only enhance the implementation of this plan.

STRATEGY 4
Preserve the character of Historic Neighborhoods that surround the Downtown 

STRATEGY 5
Introduce signs and gateway elements that will reinforce the historic context of 
the Downtown but that also refl ect the “New Attitude” of Downtown 

GOAL 6: Maximize urban amenities including plaza’s, green spaces, and 
recreation opportunities in the Downtown and the surrounding neighborhoods; 
provide for year-round visual interest with enhanced streetscapes, street 
furniture, and public art installations.  

STRATEGY 1
Require new developments to provide for useable public urban spaces and 
green spaces.

STRATEGY 2
Encourage shared use of existing and future green space.

STRATEGY 3
As structured parking is constructed, identify opportunities to transform existing 
surface parking lots into urban plazas with green space, landscaping, etc.
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STRATEGY 4
Extend streetscape treatments along Grant Avenue between Lee Avenue and 
Wellington Road similar to the boulevard treatment on the north side of the 
Downtown.

GOAL 7: Preserve, protect and enhance the residential neighborhoods within 
and around the commercial core of the Downtown.

STRATEGY 1
Add brick crosswalks and gateway signage at the entrances and exits of the 
neighborhoods identifi ed in the Old Town Manassas Sector Plan.

STRATEGY 2
Explore fi nancial options for enhancing the streetscape in adjacent 
neighborhoods, such as increased landscaping, underground utilities, and use of 
the Sternberg light standards.

STRATEGY 3
Provide traffi c-calming measures at the entrances to neighborhoods similar to 
those installed by the City of Manassas at Richmond Avenue and Oakenshaw 
Road.

STRATEGY 4
Identify infrastructure improvements such as undergrounding utilities and 
resolving drainage issues that can be combined with enahncement projects.

GOAL 8: Work with Prince William County to implement the Judicial Center 
Master Plan and provide enhanced pedestrian connections from the proposed 
Lee Avenue pedestrian mall to the historic core of Downtown.

STRATEGY 1
Add brick crosswalks and enhanced median landscaping at Grant Avenue and 
the new pedestrian connection proposed between Grant Avenue and Mosby 
Street.

STRATEGY 2

Explore opportunities for shared parking structures that can be utilized by the 
Downtown on the evenings and weekends when not in use for Judicial Center 
functions and daily activities.
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APPENDIX

OLD TOWN MANASSAS

RETAIL MARKET ANALYSIS
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