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MEMORANDUM

CITY OF MANASSAS

Department of Community Development
Phone: 703-257-8223 Fax: 703-257-5117

TO: Comprehensive Plan Committee

FROM: Christian Samples, AICP, Planning Manager

DATE: May 9, 2024

RE: CPA #2024-0001 — Comprehensive Plan Update — Overview and Land Use Chapter
Background

The City’s Comprehensive Plan provides direction for long-range planning and development of property within
the City. The 2040 Comprehensive Plan was adopted on February 20, 2020. The Code of Virginia requires the
Plan to be reviewed every five years. Review was initiated by the City Council on March 11, 2024 and is expected
to be completed by June 30, 2025.

Update Overview

The update is not intended to be a comprehensive rewrite of the plan. It is a focused review designed to update
Plan data and to identify necessary changes. The overall goals of this update are to:

e Update chapter strategies and implementation

e Complete technical updates concerning demographics, community facilities, and parks, culture, and
recreation

e Enhance Housing and Sustainability chapters

e Update the Mobility chapter to account for new projects in the Transportation Master Plan 5-year
update

e Complete a limited review of the Land Use chapter

The anticipated Committee meeting schedule is as follows:

e Thursday, May 9, 2024

o Introduction/Overview

o Land Use
e Thursday, May 23, 2024

o Land Use (Continued; Mathis Character Area)
e Thursday, June 13, 2024

o Housing and Neighborhoods
e Thursday, June 27, 2024

o Sustainability

o Economic Development
e Thursday, July 18, 2024

Comprehensive Plan Committee
May 9, 2024



o Community Facilities
e Thursday, August 8, 2024

o Parks, Culture and Recreation
e Thursday, October 10, 2024

o Mobility

o Appendices
e Thursday, November 14, 2024

o Final Review

Land Use Chapter Review

The Land Use chapter is the chapter most commonly referenced for land use decisions such as rezoning and
special use permit applications. The chapter’s Goals and Strategies provide overall guidance while each
Character Area offers recommended direction for specific areas within the City. The review of this chapter is
divided into two meetings to allow for adequate discussion. This meeting will cover proposed amendments to
the chapter’s strategies, to the Downtown Character Area, and discuss minor changes. The May 23, 2024
meeting will review previously requested changes from the May 9, 2024 meeting and will discuss amendments
to the Mathis Character Area.

Proposed Amendments to Land Use Strategies

Two amendments are proposed to the chapter’s strategies. The first proposed amendment is to delete Land
Use Strategy LU 3.3.2. This strategy recommended reviewing the Architectural Review and Historic Overlay
regulations and update them as necessary. The Historic District Design Guidelines were adopted on April 19,
2022, completing the recommendation’s intent. Additional language regarding historic structure and the
historic district will be reviewed with the Parks, Culture and Recreation chapter.

The second proposed amendment is to consider amending LU 3.3.4 to clarify transitional areas between
Character Areas. This strategy recommends a gradual change in development patterns between transitional
areas, focused on building orientation, height step-downs, and landscaping all while maintaining use
limitations. Previous land use cases have shown some difficulty in consistently implementing this
recommendation. For example, Rezoning application REZ #2022-0003, located at 9207 — 9213 Prescott Avenue,
was recommended for denial as the Commission found the design transitions proposed were not adequate to
mitigate visual impacts from the adjacent homes. The Committee should consider recommending more specific
language concerning transition areas to provide applicants clear guidance. For example, the Town of Leesburg
provides detailed and focused transition language in their Comprehensive Plan (Attachment 2).

Other cases have revealed instances where the transition between uses can be taken into consideration.
Rezoning application REZ #2020-0007, also known as the King’s Landing townhome development, relied on the
physical changes recommended by the strategy to gain an approval recommendation. However, the applicant
also noted that townhomes are a transition in use intensity between single family detached homes found to
the south and the more industrial activities located north of the development. Amending this strategy to include
use intensity in transition areas would take land use into account without recommending changes to use
limitations.

Proposed Amendments to Downtown Character Area

Two amendments are proposed to the Downtown Character Area: one requesting clarification to applying the
Traditional Neighborhood Character Area Design Principles to the Downtown Neighborhoods Character Area
and one to amend the Downtown Opportunity Areas to account for both ongoing and completed projects. The
Design Principles of the Downtown Neighborhoods Character Area recommend following the design principles
of the Traditional Neighborhoods Character Area. While most of Traditional Neighborhoods Character Area
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Design Principles align with the priorities of the Downtown Neighborhoods Character Area, the density
limitation for the redevelopment of existing single family attached and multifamily developments conflict.
Under the Design Principles, density is limited to 12 units per acre for single family attached and 15 units per
acre for multifamily developments.

The limitation has hampered potential residential projects and those that have been developed in the
Downtown Neighborhood Character Area were either developed just prior to the Comprehensive Plan’s
adoptions (e.g. Jefferson Square) or were located in a Comprehensive Plan Opportunity Area (Van Metre at
Grant Avenue) which made this limitation moot. This limitation interferes with the development of new
“missing middle housing”, as the limitation excludes new attached housing when applied to the Downtown
Neighborhoods Character Area. This also limits new affordable housing opportunities and especially those
within walking distance of the VRE station. Excluding density limitations from the Downtown Neighborhood
Character Area maintains the intended traditional look of the Downtown Neighborhoods Character Area while
opening up new residential housing opportunities.

Downtown Opportunity Areas identified in Map 3.2 are proposed to be amended to remove location #11 and
to consider amending location #1 to refine the language. Location #11 is the site of the Van Metre at Grant
Avenue project, a 247-unit residential development. The development was approved in two phases in 2022 and
2023 and is currently going through site plan approval. This location should be removed as it is effectively
completed.

Location #1 is the former Olde Towne Inn site, which was purchased by the City in 2023 and demolished. The
City held Community Conversations to gauge public opinion on the site’s future. Feedback from that meeting
favored a multistory hotel development. The Opportunity Area’s language for Location #1 supports either a
new hotel or “a mix of retail, restaurant, residential, and lodging uses, with an attached parking structure and
interior drop off/pickup area”. Amending this language to focus on a hotel use would be in line with feedback
gained from the Community Conversations.

Proposed Amendment to Godwin Technology Character Area

One minor amendment is proposed to add Institutional uses to the Appropriate Land Uses in the Godwin
Technology Character Area. Institutional uses include places of worship such as churches within their scope.
Churches are classified in the Zoning Ordinance as Places of Assembly, which can require a special use permit.
Excluding Institutional uses in this Character Area conflicts with the Religious Land Use and Institutionalized
Persons Act of 2000, which prohibits jurisdictions from placing substantial burdens on the religious exercise of
persons or religious institutions. This includes the outright exclusion of churches. Including Institutional uses to
the list of Appropriate Land Uses remedies this issue.

Attachments:

1. Comprehensive Plan Land Use Chapter — Redline
2. Town of Leesburg Transition Area Language
3. Olde Towne Inn Community Conversations Summary
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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 whowork the high tech jobs and the

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

The Land Use Chapter focuses on the
appropriate form and character of serve as land use strategies for the Plan.
developmentin different areas of the City. These land use strategies are the core
Manassas’ approachtoland useintroduces components of this Plan, guiding how

areas present design principles that

the importance of form, connectivity,
and standards of development rather
than looking solely at the separation

of one use from another. In fact, this
approachencourages mixingusesthat
are compatible with one anotherin a form
thatis pedestrian friendly and facilitates
amore sustainable, healthy, and livable
community.

This chapter begins by describing the
Plan’s overall goal, objectives, and
implementation strategies for land use
planning. The balance of the chapter
identifies and describes the designated
characterareas of the City. The character

developmentand redevelopment should
be designed in different contexts within
Manassas.Thedesignprinciplesdescribe
the key features of development in

each area that, when combined, create
particular urban forms or development

patterns consistentwith the Land Use goal.

This chapterisintendedto serve as

a blueprint for preservation, new
development, and redevelopment that
will help to enhance the City’s physical
characterandfunctionality. Itis designed
to serve as a guide to decision making
regarding zoning issues, review of

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
implementationtools, suchasthoseinthe 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
G0a| y ObJeCUVQS, and Strateg|e5 theseobjectives,andspecificamendments
to land use regulations that address these
The following overarchinggoalforlanduse  objectives.
inthe 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 wheninfill, new, orredevelopmentis
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 connectivityofamultimodal
transportation network, and address
overlapping environmentalimpacts.

MANASSAS 2040 Land Use / 27



28 / MANASSAS 2040 Land Use

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
commercialand manufacturinguses that
are inconsistent with the character area.

LU 3.2.2 Elevate the community’s
appearance and contribute tothe area’s
character by encouraging investments
inolderneighborhoodsandalongaging
commercial corridors.

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

LU 3.2.4 Eliminate industrial zoning from
residential and Downtown character
areas and remove heavy industrial zoning
throughoutthe City byworking proactively
with property ownerstoinitiate rezonings.
Limit negative impacts (e.g. height) of
existingindustrialzoninginthe 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.

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

\LU 3.3.34[The edges of character areas

should be considered transitional so that
any change to the development pattern
betweenthe 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 3.3.45 All non-residential sites
should be designedtoaddress potential
negative impacts to surrounding
residential uses. Required parking and
landscaped open space, consistent with
adjacent residential uses, should be

Commented [CS2]: Transitional language needs to
be further clarified to deal with land use conflicts.

This can include adding more detail about the
transition and/or specifying uses that need
transitions.

LU 3.3.23 Evaluate all land use
applications againsttheapplicable
characterareaintent, focus priorities, and
design principles and

accommodated on-site.

Lighting and signage should be limited in
quantity, scale, and intensity to reduce
overlightingand 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 inredevelopment.

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 foreach.

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
andincorporate these improvementsinthe  gatewaysandalongthespecified corridors.
CIPin 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 developmentand 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 characterisa
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
planis 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 characteristhedesired 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 newdesign
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.

11
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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)fortheappropriate
character area. If a parcel fronts on

one of the identified corridors or
gateways, additional principles mayapply
particularly to the frontage of the lot
alongthe publicright-of-way. Ultimately,
the specificuse of an individual parcel will
be determined by the City using the Plan
asaguide and applying both the citywide
and character areastrategies.

Legend

@ Gateways

=== Corridors

Airport

. General Business

Downtown . Mathis

Godwin Technology Neighborhood Business
Sudley Medical Suburban Neighborhood
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 commonwalls 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
equipmentstorage, sales, orrental; outdoor
motor vehicle storage, sales, or rental;
indoor or outdoor heavy equipment or
motor vehicle repair.

- Civic purposes, such as City
Hall, policeandfirestations, publiclibraries,
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,
ordistribution ofgoods 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 asapartments.

- 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
mayinclude, butis not limited to, ball fields,
hikingtrails, parks, pools, nature preserves,
and playgrounds.

Investigation, study, experimentation, or
design of electrical, electronic, magnetic,
optical, mechanical, or medical components
inadvance of product manufacturing thatis
notassociated with on-site manufacturing,
andincludes, butis notlimitedto, scientific,
medical, or technological research and
development.

- Commercial retail uses
and personalservices, toinclude 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,andwarehouse clubs. Retail/service
does notinclude 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 thestructure.

13



Suburban Neighborhoods
DESCRIPTION

Suburban Neighborhoods are the
dominant form of development in the City
and represent the majority of residential
development built since 1950.

Low density residential, institutional, and
public uses are the predominant uses.
Development patterns vary from one
subdivision to another. However, withina
given subdivision, lot sizes, building styles,
and setbacks are all very consistent.

Residential areas, including detached,
attached, and multifamily residential
developments, share characteristics of
moderate- to low-density neighborhoods
with substantial private yards, off-street
parking,andwide, curving streets with cul-

34 / MANASSAS 2040 Land Use

de-sacs. This form creates pods rather than
rectilinear and regular blocks.

Existing attached residential neighborhoods
consist of two to three story homes of
brickand siding and architectural features
reflective of a colonial theme. Parking is
typically providedwithfront-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
SuburbanNeighborhoodsis smallscale,
consisting of uses that support the
surrounding residentialareas.

APPROPRIATE LAND USE

- Attached Residential

- Detached Residential

- Institutional

- Multifamily Residential
- Office

- Open Space

- Retail/Service

FOCUS PRIORITIES

- Preservation ofresidential scale
architecture and neighborhood
character

- Maintenance and upkeepof
existing property

- Compatibility of infill development
and redevelopment

- Connectivity for pedestrians and
cyclists

14



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 characteris adesirable
and functional form that will be protected and preserved through
sensitive infilland 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

MANASSAS 2040 Land Use / 35
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DESIGN PRINCIPLES
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APPROPRIATE LAND USE

- Attached Residential
- Detached Residential
- Institutional

- Multifamily Residential
- Office

- Open Space

- Retail/Service

Traditional Neighborhoods FOCUS PRIORITIES

- P ti f urban form,
DESCRIPTION i o e, el B e
- Preservation of traditional scale

Traditional Neighborhoods represent the streets. Street widths are narrow, commonly and architectural styles

oldest neighborhoods in the City. Most with sidewalks on one or both sides of . fabal d mix of

were developed before 1950 and abut the the street. The blocks are subdivided into ' wamFenance 1 & 2R ETEE) iR @

Downtown character area along the north, lots of semi-regular dimensions with lot URIHIPR A2

south, and eastboundaries. consolidation common to create wider - Maintenance and upkeep of
building sites. Individual building lots and existing property

These neighborhoods are of moderate properties within a block vary in dimension. . Compatibility of infill development

intensity and are primarily residential and redevelopment

with limited institutipnal and com_mercial Existi_ng attached residential neigh_borhoods . Walkabilityand connectivity for

developmentoccurringalong majorroads consist of two story homes of brick and

pedestrians and cyclists

and at key intersections. Non-residential
development is modest in scale and
compatiblewithresidential development.
The Traditional Neighborhoods are
characterized by semi-regularblockswith
varyinglotsizes, housingtypes,andstyles,

siding and architectural features reflective

of a colonial theme. Parking is typically

provided with front-loaded garage
parkingorshared surface lots. Multifamily

development typically consists of garden

style apartments with surface parking and

often with a mix of housing types on the on-site amenities.

same block. Streets are narrow and form a

semi-regular grid pattern. Commercial development located in
Traditional Neighborhoods is small

The street network is typically rectilinear scale, consisting of uses that supportthe

and always creates agrid of interconnected  surrounding residential areas.
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Legend oy N

[ Traditional Neighborhood / \Z-,/ 4 \\\
OBJECTIVE ; =

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

55 \“
o F'=|-! \\“‘3
=R Y

DESIGN PRINCIPLES
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DESIGN PRINCIPLES
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Neighborhood Business
DESCRIPTION

Neighborhood Business areas are small concentrations of small-
tomedium-scale businesses organized around major corridors
oratintersections in close proximity to Traditional or Suburban
Neighborhoods. These locations accommodate locally-serving retail,
office, and service uses and provide convenient access to services
for local residents.

OBJECTIVE

Neighborhood Business areas should provide convenientlocations
for moderate-scale non-residential and mixed use developmentand
redevelopmentin close proximity to neighborhoods, with minimal
impact on surroundingresidences.

APPROPRIATE LAND USE

- Institutional

- Office

- Open Space

- Retail/Service

- Vertical Mixed-Use

FOCUS PRIORITIES

- Quality site design, including
parking, access management, and
neighborhood-servingamenities

- Use of high-quality building design
and materials
- Compatibility of moderate-scale

business in close proximity to
residential uses

- Compatibility of redevelopment
and infill development

- Promotion of pedestrianand
bicycle access
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DESIGN PRINCIPLES
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General Business

DESCRIPTION

General Business areas are concentrations
ofretail/service,officeandinstitutionaluses
oftendesignedtoaccommodate automobile
traffic and serve a larger regional
population.

Developmentis linear and follows major
roadways. Due to the need to serve a
regional population, site design must
accommodate vehiculartrafficand mass
transit access.

These locations are appropriate for the
largestformatcommercialandinstitutional
buildings.

High-quality, unique buildings are located

inwell-designed and landscaped sites with
internal pedestrianaccessandconnections
to surrounding development.

APPROPRIATE LAND USE

- Institutional

- Office

- Open Space

- Retail/Service

- Vertical Mixed-Use

FOCUS PRIORITIES

- Quality site designincluding
parkingandimprovedaccess
management

- Use of high-quality building
design and materials

Appropriate buffering
between uses

- Compatibility of redevelopment
and infill development
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Legend B N
N \
I General Business g / & \

OBJECTIVE

General Business areas should serve the citizens of the Greater
Manassas Region with quality and safe environments in which to
conductcommerce. 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

MANASSAS 2040 Land Use / 43
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Heavy Commercial/SuburbanBusiness

DESCRIPTION

Heavy Commercial/Suburban Business areas represent a
mix of small and large format business subdivisions with
localinfrastructuretoaccommodate large formatstructures,
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 toaccommodate heavy truck traffic, with adequate
foundation and turning radii. Through roads connect
developments, allowing for multipleand alternative routesin
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
developmentforlocal and national
companies

- Encourage high-quality
developmentandredevelopment

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

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

- Provide appropriate buffering
between uses

- Provide access to regional
transportationnetworksto
efficiently movegoods
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HEAVY COMMERCIAL/SUBURBAN BUSINESS

Heavy Commercial/SuburbanBusiness 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 knitthe individual uses together
and offset the impact of the large areas of impervious surfaces.

DESIGN PRINCIPLES

Legend

| Heavy Commercial/Suburban Business
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Downtown
DESCRIPTION

Downtown is the traditional and historic
core of the City. This civic and business
hub serves as a unique destination within
theregion. The mix of historicand modern
buildings set in a compact walkable
environment contributes strongly to the
identity of Manassas as acommunity. The
areaincludesamixofuses, building styles,
and eras of development centered on the
railroad and Grant Avenue. The entire area
designated as Downtown on the Character
AreaMap 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

FOCUSPRIORITIES

- Increase activities and services for
residents and visitors. Support galleries,
unique retail, hotels, restaurants, and
entertainmentforalively, 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-storyofficeand mixed-
use buildings that create daytime
employment opportunities.

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

- Encourage historic patternsof
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

visualinterestwithenhanced streetscapes,

street furniture, and public art.

- Preserve, protect,and enhanceresidential
neighborhoods within and around the
commercial core.

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

The Downtown area should encourage business development
and newurbanresidential choices, maintain specialty retail,and
preserve its historicidentity by protecting its historic structures
and creating a vibrant, robust downtown. Existing residential
neighborhoods should be preserved and protected, while allowing
new residential infilland supportive retail services thatenhance the
character and quality of the district.

DESICGN PRINCIPLES

Legend

Downtown
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DESIGN PRINCIPLES

48 / MANASSAS 2040 Land Use
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DESIGN PRINCIPLES

Development and redevelopment
ithin the Downtown
Neighborhoods should follow the
design principles of the Traditional
Neighborhood character area
except for any density limitations.
New neighborhood development
should be connected to and
integrated with the Downtown
Core in accordance with the
recommendations of the Mobilit

Commented [CS3]: This language should be
clarified to exclude density limitations for
attached and multifamily units found in the
Traditional Neighborhood Character Area,
limitations on conversion of single family
detached into multifamily,

MANASSAS 2040 Land Use / 49


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

Map 3.2 - Downtown Opportunity Areas

Downtown Core:

Primary Retail/ Entertainment Edge: s=sssssssmss
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The sites and areas shown in Map 3.2 have been identified as providing unique opportunities
forredevelopment and infill that would enhance the surrounding area and support the overall
vision of Downtown. These opportunity sites are as follows:

1) This site provides an opportunity fora  6) This parking lot could be redeveloped 10) Redevelopment potential on this

new, full-service hotel, or mix of retail,
restaurant, residentiat;-and lodging uses,
with an attached parking structure and
interior drop off/pickup area.

2) This site provides an opportunity for

retail/service and vertical mixed-use 7) The vacant lot at the corner of Prince

to expand the Center Street retail/ William and Liberty Street represents THRedevelopment potential-in-this-
entertainmentexperience tothe block an opportunity for residential infill areacotldvaryfromthe Traditionat
bounded by West Street and Grant developmentthattransitions fromthe Neighberhood-principtes;inthatamix
Avenue, and along Grant Avenue from siteto the adjacent historic Liberty Street of residential-uses(detached;attached
Center Street to Church Street. residential neighborhood. and-multifamity residentiah-atong-with-

3) This site could be redeveloped as 8) The relocation of the Police : :
multifamily or attached residential, Headquarters, the existence of ; ; . ’
providing a transition from the underutilized parcels along Fairview T IS ed-parking-Fhe-portio
Downtown Core to the residential Avenue,andredevelopment potential Eongyvarn St EeaePHit ] .
neighborhoods to the north. of the Head Trauma site provide an single-family, with-densitiesincreasing

. asyotrmove toward-GrantAvente:

4) Heavy commercialand manufacturing/ SIEORIIANS7 IS undertakg asmall master e e e e e
wholesale/distribution uses should be p!an ofthls area, preserving i existing areas-is-encotiraged-to-providetisable-
relocated to more appropriate character historic stfructl_:(;es, gr:ddmcqrporatmg open-space-and-connectionsbetween
areas to allow for the development of ahrange U (i) er;]tla ensn(;gs Grant Avenue, Main Street, and the-
verticalmixed-useandstructured public ;e?;HEQ?PI]té%Z;Z;de;ruor\:i(iiuenhi:_;;nl?quality Manassas Museum-openspace]

arking. This parking can also be used o - .
'?o part%er wit,; privgte developers to amenities and open space. Theviewshed 12)11)  Redevelopmentofthis
g and historic site features surrounding suburban strip commercial area
ad OEe Uses i Denhienn wileuh Tillett Hall should be protected. along Centreville Road could vary
sacrificing land for surface parking. 9) Opportunities existinthis areatoextend from the Traditional Neighborhood

5) 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.

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 Downtown Core development
pattern and western entrance to
Downtown, from Grant Avenue to the
Cemetery and JudicialCenter.

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

principles, with

rear-loaded, attached residential
development fronting Centreville Road,
dependent upon design and density that
is compatible with adjacent uses.

_—| Commented [CS4]: This has been completed

through the Van Metre development and should
be removed.
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APPROPRIATE LAND USE

- Attached Residential

- Detached Residential

- Institutional

- Multifamily Residential
- Office

- Open Space

- Retail/Service

- Vertical Mixed-Use

FOCUS PRIORITIES

- Redevelopment to create attractive
residentialneighborhoods ofvaried
densities with supporting retail/
service and officeuses

' - Creation of higher-end housing with
M at I S high-tech, eco-friendly amenities
and high-quality building materials
and design

DESC Rl PTlON - Appropriate buffers between uses

- Improved connectivity to Downtown

The Mathis arearepresents 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

: ) . . - Incorporation of usable open space
The.entlre area deS|gna.ted.as Mathis on the Character Area Map is into the existing community fabric
designated as a revitalization area and meets the requirements of as redevelopment occurs

the Code of Virginia, Section 15.2-2303.4E(i). Aportion of this areais
alsodesignated 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

52 / MANASSAS 2040 Land Use



OBJECTIVE

The vision for the Mathis area is a mixed-residential area with supportive
commercial uses. While adjacent to Downtown, Mathis is a distinct
areathat 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 -withinwalking 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 aninviting, 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 wmathis
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DESICGN PRINCIPLES

54 / MANASSAS 2040 Land Use
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DESIGN PRINCIPLES
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Sudley Medical

DESCRIPTION

The Sudley Medical area is the northern gateway to Manassas and
is anchored by a major economic driver and community asset, the
Prince William Medical Center.

The tendency for medical offices and services to co-locate near
hospitals creates a unique economic development opportunity and
land use dynamic that requires special focus on connectivity and the
interaction of uses. Currently, the arearepresents a horizontal mix of
institutional, office, and retail /service uses and surface parkingwith
significant opportunities for infill, redevelopment, and revitalization.

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

- Redevelopment to create an
attractive destination, with a
mix of office, residential, and
supporting retail/service uses

- Promotion of community-wide
healthand wellness through use,
design, and function

- Improved accessibility and safety
for pedestrians and bicyclists

- Integration of open space and
public amenities
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OBJECTIVE

The Sudley Medical area will be a strong and vibrant community
centerfocused on medical, health,and wellness. Redevelopment of
this area provides an opportunity to create a mixed-use center that
capitalizes onthe hospital as the core, withimproved 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 oflife.

DESICGN PRINCIPLES

Legend
Sudley Medical

MANASSAS 2040 Land Use / 57
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DESIGN PRINCIPLES

58 / MANASSAS 2040 Land Use
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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
alsoincludes the Landing at Cannon Branch, a planned mixed-use
development on the south side of Route 28.

The districtincludes a mix of very large and small lots with good
regionalaccessviarailroad, highway,and/orairport.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
characterofthe City’swestern
gateway

- Provide appropriate buffers and
transitions between uses

- Provide access to regional
transportation networks to
efficiently movegoods

Commented [CS5]: Included Institutional as an
appropriate land use. Places of worship are
included as institutional and should not be
excluded from a character area.
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OBJECTIVE

The Godwin Technology areareflects 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 arange of high-tech, high-wage land uses, oftenin
acampus setting. Supportingresidences andretail/serviceusesare
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
districtis anticipatedto be designedina“park-like” setting and may
include multiple small business campuses. Consolidation of lots is
encouraged to accommodate various sized operations.

DESIGN PRINCIPLES

N\ S A
Legend o \
[ Godwin Technology m N
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DESIGN PRINCIPLES
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Airport

DESCRIPTION

The Airport is located at the western edge of Manassas and offers a
unique and importanteconomic development opportunity. Aviation-
related uses dominate the district,and buildings are strictlyregulated
to maximize the efficient use of the airport and limit encroachment
into the airspace.

62 / MANASSAS 2040 Land Use

APPROPRIATE LAND USE

Any of the following land uses
should be of aeronautical use and
supportoperations at the Airport:
- Heavy Commercial

- 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
inthe latest Strategic Plan adopted
by the Airport Commission

- Maintain land for expansion of
airport facilities and identifying
overlay areas for protection from
incompatible development

- Prevent encroachment of
incompatible land uses by
coordinating the development of
this area with nearby County plans
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Legend £

OBJECTIVE s p -

The Airport offers accessibility tothe region and manybusiness uses
can take advantage of the proximity to support business growth.
This areaoffers tremendous opportunity foreconomic 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

MANASSAS 2040 Land Use / 63
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Gateways and Corridors
DESCRIPTION

The Land Use Chapter has focused on creating and preserving
well-designed and distinct neighborhoods and non-residential

areas. These areas are tied together into an integrated community
character through a series of gateways and corridors that overlay the
othercharacterareas.

Gateways are entrance features, such as signs, publicart, or special
landscaping. These features may indicate the entrance into the City
orintoaspecial 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.

FOCUS PRIORITIES

- Createstrongimpressionfor
overall community character

- Provide orienting framework

- Improve community aesthetic

- Establish corridor connectivity

- Encourage multiple travel options
- Create symbolic entrances

- Supportawayfinding signage
system
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OBJECTIVE

This network of corridors and gateways will
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,andthe functionaland 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

The corridor network should connect a
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.

Aconsistentsetofdesignstandards should
be putin place for gateways and associated
corridors. The standards should apply to
the treatment of the public realm and the
private realmincluding standards for street
types and cross sections, tree plantings,
lighting, street furniture, sidewalks,
pedestrian paths, and signage.

Legend

© Gateways
— Corridors
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PRINCIPLE 2: DOLLARS & SENSE

DEVELOPMENT COMPATIBILITY & SITE TRANSITIONS

The Town of Leesburg will have
opportunities to support infill development
and redevelopment in the future. And, it
is important new buildings, open space,
parking lots, landscaping, or outdoor
facilities in new neighborhoods or activity
centers complement existing development
intensities and patterns to avoid
incompatible adjacencies. Areas to prioritize
new rules, requirements, or procedures
that address development compatibility

or site transition issues should include the
“Areas to Transform or Evolve” presented
on the General Growth Framework Map
for the Town Plan (see pages 70-71 in the
document).

On smaller infill or redevelopment sites
where existing development patterns are
established and expected to remain in

the future, the massing and scale of new
buildings should be compatible with nearby
surrounding buildings. On larger infill or
redevelopment sites, new lots or buildings
that are significantly different in mass or
scale from adjacent development should be
located toward the center of the site, with
lots and building sizes near the perimeter
graduating to transition to the massing or
scale of existing surrounding development.

Where possible, new residential
development should not be permitted in
areas adjacent to new and/or existing light
industrial and flex space developments.

In those cases where this is not possible,
new commercial, light industrial, or flex
space developments in close proximity to
residential areas should work to mitigate
potential negative impacts, to the extent
possible on nearby neighborhoods. The
design of new activity centers should also
transition effectively between residential and

Knon-residential uses, and include safe and

convenient pedestrian and bicycle access
for nearby residents. Future development in
larger activity centers should focus density
and intensity around existing or new street
intersections on or adjacent to the site,

and provide appropriate transitions to less
intense edges of the site compatible with
existing development.

New development across the street

from existing development should be
complementary in lot size, building mass,
and placement. Development in the Town's
identified Areas to Transform or Evolve
should specifically follow a “like vs. like”
approach, where buildings facing each other
are similar in scale and massing. Changes in
scale or massing may take place along the
face of a street.

For example, taller, more dense buildings
may occur at one end of the street (like

in an activity center), with medium, less
dense buildings in between, and smaller,
low-density buildings further away from the
activity center (as a transition to adjacent
neighborhoods). Transitions may also take
place at the rear lot line (especially in a site
with alleyways), where one side of a block
may have a different character and intensity
than the opposite side of the block.

Architectural elements should also serve as
important transitional features for new infill
development or redevelopment sites. Where
a clearly established building character is
expected to remain in an area of Leesburg,
new buildings and site design elements
should be similar in size and architectural
detail, including roof types, windows, doors,
awnings, arcades, cornices, facade materials,
outdoor furniture, or other building and site
details.

© @ ® &

An interior parking lot provides separation
between light industrial or flex space uses in
the buildings along the primary street and
nearby townhomes interior to the site.

Rear-facing garages serving the townhomes
provide a physical and visual barrier between
private home space and the parking lot.

A community green with an abundance of
trees (potentially a tree save area from the
site’s original condition) provides separation
between single-family detached homes and
a parking lot and adjacent low-profile office
buildings.

Bicycle and pedestrian access between
buildings provides safe and efficient
connections between destinations in the
activity center and nearby homes.

ONONURG
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Public space is integrated into the overall
design of the activity center, providing
connected “outdoor rooms” for employees,
residents, and visitors.

Architecture for non-residential buildings in the
development (in this case flex space/makers
space) is interesting and complements more
historic elements from older building periods.

Stormwater features on the site are designed
to be community amenities and include green
space or walking trails adjacent to activate the
space.

Building heights in the new activity center
reflect the condition of existing development
across the street.

J
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The City of Manassas in collaboration with the urban design/planning firm of Rhodeside
Harwell facilitated a public workshop on Thursday, June 9th, 2023, and Tuesday, June 13th,
2023. These community engagement sessions focused on sharing information about the City's
recent acquisition of the Olde Towne Inn site, and gaining insight from community members,
including: property owners, business owners and residents in order to inform the site’s future use
and development character.

The two workshops were held in an open house format where participants were encouraged to
browse project background displays that included information regarding the overall planning
process, the site’s history and existing physical conditions, overarching regulating factors (such
as Zoning, Comprehensive Plan recommendations, and Downtown Historic District Guidelines),
as well as conceptual site opportunities. Each workshop included a formal presentation
that reviewed materials shown on the graphics displayed around the room. Following the
presentation, participants gatheredinto smallerbreakout groups to discuss their vision for the site.

Approximately 71 people participated in the two-day workshop (approximately 37 on June
9th and 34 on June 13th). The following summary provides an overview of feedback garnered
from these sessions.

Report-out from the June 9th Community Conversations workshop 2 49



The consultant team (Rhodeside Harwell) and City staff facilitated four breakout group
discussions during each of the two workshops. The following six questions were used to inifiate
conversations with participants. The questions served to gather feedback around critical issues
regarding the site’s future land use, function, scale, and overall aesthetic qualities.

1.

6.

When you heard that the Olde Towne Inn was closing, what were your thoughts about
what may be an appropriate replacement?

What are your thoughts about the proposed concept you see on display this evening?
What do you like about it, and what would you like to see changed?

There has been some discussion about the possibility of having a mix of land uses on this
site --- perhaps a hotel and some residential units, or street level retail and restaurants
with a hotel or apartments above. What is your opinion about the land uses that you
think would be appropriate for this site?

Several of the buildings within view of the Olde Towne Inn site are substantially taller than
that building. What do you think would be an appropriate maximum number of stories
for a building on this site?

What are your thoughts on: (a) the streetscape/form of the structure, (b) having any
floors over 3 stories that are stepped back, (c) keeping the main building orientation

towards Center Street and Main Street, and (d) other key design considerationse

Is there anything else you want to say about this site and its future design and use?

A summary of feedback from meeting participants for each question is highlighted on the
following pages.
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Olde Towne Inn Community Conversations

Question 1

When you heard that the Olde Towne Inn was closing, what were your
thoughts about what may be an appropriate replacement?

SUMMARY OF FEEDBACK

1.

The site should provide amenities for residents and tourists, serving as an economic
development generator and a destination amenity.

Uses on the site should aftract a diverse demographic and provide accessibility for
pedestrians and cyclists.

The site’s streetscape and ground floor should be active and integral to the surrounding
Downtown fabric.

The site could be a mixed-use hotel or conference center/community meeting space
with ground floor and rooftop amenities like retail, restaurants/bars, and open spaces/
gardens.

In addifion to a hotel, consider mixed-use residential development or other downtown-
supporting uses of varying scales that fit the context of Old Town.

Development should fit the context of Old Town Manassas but should emphasize green
design standards to invite pedestrian engagement (wider sidewalks and integral active
public spaces).

Surface parking should be limited and structured or underground parking should be
encouraged.

Word cloud of ‘Question 1’ feedback.



SUMMARY OF FEEDBACK

1. Height: Feedback was mixed regarding height. However, most groups opined that a six-
story buildingistoo tall especially without adequate setbacks?, architecturalmodulations,
and stepbacks?.

2. Architecture: Build on Old Town area architectural details fo ensure the development
fits within the district’s historic character.

3. Parking: Too much surface parking is shown in the concept. On-site surface parking
should be eliminated for structured or underground parking options. Off-site parking
options should also be considered.

4, Ground floor/streetscape: Participants preferred the concept of outdoor dining and
enhanced streetscape amenities such as street trees.

5. Public space: Integrate open spaces such as gardens, plazas, and rooftop public
spaces.

6. Graphic Content: Participants would like to view the concept in a 3D context with
surrounding buildings.

7. Development Procurement: Consider a design competition to determine a developer
for the site.

Definitions

1. Setbacks: Limit how much one can build to the property boundary line. Setback
standards are controlled by Zoning regulations.

2. Stepbacks: A step-like form of a building wall or building frontage that is recessed back

from lower floors.
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Olde Towne Inn Community Conversations

Question 3

There has been some discussion about the possibility of having a mix
of land uses on this site --- perhaps a hotel and some residential units,
on-street level retail and restaurants with a hotel or apartments above,
etc. What is your opinion about the land uses that you think would be
appropriate for this site?

SUMMARY OF FEEDBACK

Desired Uses:

Hotel including resident-accessible amenities such as a spa, indoor pool, and rooftop
restaurant). A mixed-use hotel (with some commercial uses) is preferred.

- Residential (including affordable housing) and commercial mixed use
- Conference center
- Boutique market/grocery store

- Structured parking

- Restaurants/food hall
- Retail
- Movie theater/event venue

- Open space, parklets, splash pad
- Sustainable ‘green’ infrastructure
Undesired Uses

- A few groups opined that residential, office, and stand-alone hotel uses might not be
appropriate for the site.



Olde Towne Inn Community Conversations

Question 4

Several of the buildings within view of the Olde Towne Inn site are
substantially taller than that building. What do you think would be an
appropriate maximum number of stories for a building on this site?

SUMMARY OF FEEDBACK

Opinions regarding height are generally varied. Some participants were comfortable with
three- to four-story development, while others were comfortable with five stories, and several
mentioned seven stories. Regardless, there is consensus that height should not limit sunlight and
should not become an eyesore within the historic Old Town context. In addition, the proposed
development should include adequate setbacks, architectural modulations, and stepbacks.
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Olde Towne Inn Community Conversations

Question 5

What are your thoughts on the streetscape/form of the structure?
Having any floors over 3 stories that are stepped back? Keeping the
main building orientation towards Center Street and Main Street?
Other key design considerations?

SUMMARY OF FEEDBACK

1. Include a consistent streetscape that is consistent with the rest of Old Town, including
street trees and outdoor dining.

2. Provide an active setback for the building from the street. Provide wider sidewalks
along busier corridors. Make the site as pedestrian-friendly as possible.

3. Orient the building’s most active edges to Center and Main Streets.
Step the building height down toward Main Street and up toward East Street/
Messenger Place.

4, Provide vehicular access from East or Church Streets.

5. Explore creative right-of-way uses, including converting one-way streets to two-ways
and reducing travel lanes.

6. Include sustainable ‘green’ infrastructure.
7. On-site buildings should be comprised of a mix of architectural building materials.
8. Consider a series of smaller buildings on site instead of one monolithic structure.
9. Precedent developments (examples):

- The Mossaic District, Merrifield, VA (active public realm)

- Old Town Winchester (Main Street pedestrianization)



Olde Towne Inn Community Conversations

Question 6

Is there anything else you want to say about this site and its future
design and use?

SUMMARY OF FEEDBACK

1. Eliminate one-way streets.

2. Survey existing businesses to understand area needs.

3. Consider construction impacts on area businesses.

4. Consider deed restrictions to conftrol site development.

5. Avoid creating another development like Messenger Place, which lacks streetscape

amenities and architectural detailing compatible with Old Town.

6. Foster small businesses on site.
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Workshop Presentation and Graphic Displays



Olde Towne Inn Community Conversations

Workshop Presentation
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Olde Towne Inn Community Conversations

Workshop Presentation
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Workshop Presentation
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Workshop Presentation

14 61



Olde Towne Inn Community Conversations

Workshop Presentation
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Olde Towne Inn Community Conversations

Workshop Presentation
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Workshop Presentation
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Workshop Presentation
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Workshop Presentation
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Olde Towne Inn Community Conversations

Workshop Presentation
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Olde Towne Inn Community Conversations

Workshop Presentation
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Olde Towne Inn Community Conversations

Workshop Graphic Displays
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Olde Towne Inn Community Conversations

Workshop Graphic Displays
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Olde Towne Inn Community Conversations

Workshop Graphic Displays
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