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 CPA Application Package   Page 9 of 10 
5 County Complex Court, Suite 210, Prince William, Virginia 22192 • 703-792-7615 |  

Document/Information Checklist 

Application package is to include:
• Comprehensive Plan Amendment Initiation Request Form (page 4)
• Map Amendments and/or Text Amendment Requirements (page 5)

• Map amendments
• Trip Generation Analysis
• Justification of the proposed amendment
• Existing Comprehensive Plan land use classifications
• Existing and proposed zoning request

• Text Amendments
• Existing text to be amended and proposed, new or revised using underline/strikethrough
• Purpose and intent of amendments
• Comprehensive Plan Consistency Analysis
• Levels of service associated with request

• Special Power of Attorney Affidavit (if applicable) (page 6)
• Interest Disclosure Affidavit (required) (page 7)
• Cultural Resources Assessment (page 8)
• The following supporting documentation:

• 5 copies of all plans, maps, and/or graphics printed in color or black/white (when applicable)
• 1 copy of all plans, maps, or graphics reduced to 8.5”x11”
• 1 CD/DVD containing electronic copies of plans, maps, and/or graphics in PDF format

• Document/Information Checklist (page 9)
• Fee in accordance with the Fee Schedule
• Other requested information (specify):

Planning Director 
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Document/Information Checklist 

Application package is to include: 

• Comprehensive Plan Amendment Initiation Request Form (page 4)

• Map Amendments and/or Text Amendment Requirements (page 5)
• Map amendments

• Trip Generation Analysis
• Justification of the proposed amendment
• Existing Comprehensive Plan land use classifications
• Existing and proposed zoning request

• Text Amendments
• Existing text to be amended and proposed, new or revised using underline/strikethrough
• Purpose and intent of amendments
• Comprehensive Plan Consistency Analysis
• Levels of service associated with request

• Special Power of Attorney Affidavit (if applicable) (page 6)

• Interest Disclosure Affidavit (required) (page 7)

• Cultural Resources Assessment (page 8)

• The following supporting documentation:
• 5 copies of all plans, maps, and/or graphics printed in color or black/white (when applicable)
• 1 copy of all plans, maps, or graphics reduced to 8.5”x11”
• 1 CD/DVD containing electronic copies of plans, maps, and/or graphics in PDF format

• Document/Information Checklist (page 9)

• Fee in accordance with the Fee Schedule

• Other requested information (specify):

Planning Director 
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 CPA Application Package   Page 5 of 10   

5 County Complex Court, Suite 210, Prince William, Virginia 22192 • 703-792-7615 |  

Map Amendment Requirements

Please provide the following information:

• Completed and signed CPA Initiation Request Form;
• Special Power of Attorney Affidavit for each owner (if applicable);
• Interest Disclosure Affidavit for each owner and contract purchaser/lessee;
• Plat of proposed CPA area including metes and bounds (5 copies). The plat should be prepared pursuant to

Section 32-700.20 of the Prince William County Zoning Ordinance;
• Justification of proposed CPA: Describe why the change to the Comprehensive Plan is being proposed and

include relevant Comprehensive Plan analysis;
• Trip Generation Analysis: As part of the CPA Initiation Request Application, the Prince William County

Department of Transportation will need an analysis that includes a comparison of anticipated maximum trips
from the current use to the proposed use. This analysis should be attached to this form. (If the submitted CPA is
initiated by the Board a Traffic Impact Analysis (TIA) or TIA Deferral Form may be required.);

• Cultural Resources Assessment;
• Existing Comprehensive Plan land use classification(s) and respective area(s):

____________________________________________________________________________;
• Proposed Comprehensive Plan land use classification(s) and respective area(s):

____________________________________________________________________________;
• Existing zoning and land use of the subject parcel(s): __________________________________;
• Will there be a submission for a rezoning application for concurrent processing if the CPA is initiated?

Yes          No
• What use/zoning will be requested if the amendment is approved? ________________________;
• Existing S (s): ________________________________________;
• Fee in accordance with the Fee Schedule

Text Amendment Requirements

• Purpose and intent of text amendment;
• Reference Plan chapter, goal, policy and/or action strategy text that is proposed to be amended;
• Proposed new or revised text:

o Note: Attach and specify text changes with additions underlined and strikethrough of deletions;
• Comprehensive Plan Consistency Analysis:

o Demonstrate how the proposed text amendment furthers the goals, policies/objectives, and action
strategies set forth in the Comprehensive Plan chapter(s) relative to the text amendment request and
why the proposed revision to said goals, policies, and action strategies are appropriate;

o Demonstrate how the proposed text amendment is internally consistent with other Comprehensive Plan
components that are not the subject of the amendment;

o Identify level of service impacts, if any, associated with the request.
• Fee in accordance with the Fee Schedule

NOTE: If the Board of County Supervisors initiates the CPA additional information and materials will be requested. 
NOTE: Attach additional sheets to application as necessary. 

Planning Director 

AF, Agriculture and Forestry & MU-1, Mixed Use - Hamlet (MU-1)

I-3, Industrial 
A-1, Agricultural & B-3 (Convenience- Busin

PBD Planned Business District
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Planning Director

Planning Fee Schedule – FY2026 July 2025 
5 County Complex Court, Suite 210, Prince William, Virginia 22192 • (703) 792-7615 | planning@pwcgov.org | www.pwcva.gov/planning

FY2026 Countywide Planning Fee Schedule
Effective July 1, 2025 

(Make checks payable to “Prince William County”)

Agricultural and Forestal District (Creation/Addition) ............................................................................. $50.00

Cemetery Preservation Area and Fence Modification ................................................................................................... $153.43

Comprehensive Plan Amendment ................................................................................................. $2,931.02 plus $142. 2/acre

Public Facility Review..............................................................................................................................................................$1,465.51

Section 106/NEPA Review .......................................................................................................................................................$219.83

Cultural Resource Studies

Phase I ............................................................................................................................................................................................$306.02

Phase II...........................................................................................................................................................................................$920.20

Phase III ...................................................................................................................................................................................... $2,454.58

Other Fees

Re-Advertisement/Re-Notification (Standard case) ........................................................................................................ $81.21

Re-Advertisement/Re-Notification (Expanded notification area)  ........................................................................... $164.78

Re-Posting/Replacement Sign (of 10 or more signs) .....................................................................................................$109.46

Prince William Water Review ...................................................................................................................................................$86.25

Traffic Impact Studies (First submission)  ....................................................................................................................  $2,059.13

Traffic Impact Studies (Third and subsequent submissions) .................................................................................. $1,029.56

Refunds
A refund of 25% of the application fee shall be returned to the applicant if the application requiring public hearing is
withdrawn prior to the submission of a newspaper advertisement announcing the Planning Commission hearing. 
Cases withdrawn after the advertisement will not have any funds reimbursed.

Comprehensive Plan Amendment $2,931.02 plus $142. 2/acre.................................................................................................
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Planning Fee Schedule – FY2026 July 2025 
5 County Complex Court, Suite 210, Prince William, Virginia 22192 • (703) 792-7615 | planning@pwcgov.org | www.pwcva.gov/planning

FY2026 Countywide Planning Fee Schedule
Effective July 1, 2025 

(Make checks payable to “Prince William County”)

Agricultural and Forestal District (Creation/Addition) ............................................................................. $50.00

Cemetery Preservation Area and Fence Modification ................................................................................................... $153.43

Comprehensive Plan Amendment ................................................................................................. $2,931.02 plus $142. 2/acre

Public Facility Review..............................................................................................................................................................$1,465.51

Section 106/NEPA Review .......................................................................................................................................................$219.83

Cultural Resource Studies

Phase I ............................................................................................................................................................................................$306.02

Phase II...........................................................................................................................................................................................$920.20

Phase III ...................................................................................................................................................................................... $2,454.58

Other Fees

Re-Advertisement/Re-Notification (Standard case) ........................................................................................................ $81.21

Re-Advertisement/Re-Notification (Expanded notification area)  ........................................................................... $164.78

Re-Posting/Replacement Sign (of 10 or more signs) .....................................................................................................$109.46

Prince William Water Review ...................................................................................................................................................$86.25

Traffic Impact Studies (First submission)  ....................................................................................................................  $2,059.13

Traffic Impact Studies (Third and subsequent submissions) .................................................................................. $1,029.56

Refunds
A refund of 25% of the application fee shall be returned to the applicant if the application requiring public hearing is
withdrawn prior to the submission of a newspaper advertisement announcing the Planning Commission hearing. 
Cases withdrawn after the advertisement will not have any funds reimbursed.
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Cultural Resources Assessment for Pending Development Applications
5 County Complex Court, Suite 210, Prince William, Virginia 22192 • (703) 792-7615 | planning@ | www.pwcva.gov/planning

Cultural Resources Assessment for Pending Development Applications
This is a desk review of the project and is subject to change if additional information becomes available.

Contact the Planning Office at (703) 792-7615 or email planning@pwcgov.org for more information.

County Archaeologist Signature: ___________________________________________________ Date: ______________________
This assessment is valid for one year from the County Archaeologist’s signature date.

*All scopes of work must be approved by the County Archaeologist prior to initiation of work.

Applicant/
Project

Information

Project Name Applicant Name

Email Phone Fax

GPIN(s)

Visual Inspection Findings

County Archaeologist Use Only
County Records Check (Verify reference to site on the following)

1. Virginia Department of Historical Resources (VCRIS)....... Yes No Comments
2. Aerial Photography (1937 – 2021)…………………………………… Yes No
3. 1820 Prince William County Map (Wood).............................. Yes No
4. 1901 Prince William County Map (Brown) ............................. Yes No
5. 1904 Army Maneuvers Map ....................................................... Yes No
6. 1915 - 1927 USGS 15 Minute Quad Maps................................. Yes No
7. 1933 Virginia Highway Map ....................................................... Yes No
8. Eugene Scheel’s Historic Prince William Map ..................... Yes No
9. Eugene Scheel’s African American Heritage Map............... Yes No
10. County Register of Historic Sites (CRHS).............................. Yes No
11. High Sensitivity Areas – Historic Sites Map ......................... Yes No
12. High Sensitivity Areas – Prehistoric Sites Map.................... Yes No
13. The Official Military Atlas of the Civil War ........................... Yes No
14. Civil War Map from the Library of Congress ....................... Yes No
15. American Battlefield Protection Program Maps ................. Yes No
16. Map of Fairfax, Loudoun, & Prince William Counties ........ Yes No
17. USGS Topographic Maps........................................................... Yes No
18. Cemetery Database ..................................................................... Yes No
19. Other: ________________________________________________________________________________________________________________________

Findings
A CRHS (#10) or a Prehistoric and/or Historic High Sensitivity Area (#11/12) is checked on the list above, therefore, a
Phase I Cultural Resources Survey* must be submitted with Rezoning and Special Use Permit applications per Sections
32-700.20(9) and 32-700.50(3)(a) of the Zoning Ordinance.
There is a medium to high potential for finding archaeological sites and or historic structures on the project area,
therefore, a Phase I Cultural Resources Survey* must be submitted with Rezoning and Special Use Permit applications per
Sections 32-700.20(9) and 32-700.50(3)(a) of the Zoning Ordinance.
Archaeological and historic sites or graves are recorded on the project area, but no Cultural Resources Survey is
required at this time.

No archaeological and historic sites or graves are recorded on the project area. 
cultural resource is warranted at this time due to ground disturbance or recommendations of no further 

work from prior cultural resource survey reports. 
Comments:

Dulles South Innovation Center Cooley LLP

lgleason@cooley.com 703-456-8000 703-456-8100

See attached

mostly low-density residential development zoned A-1 Agricultural.



 
DULLES SOUTH INNOVATION CENTER  

JUSTIFICATION OF PROPOSED 
COMPREHENSIVE PLAN AMENDMENT  

CPA2025-______ 
January 6, 2026 

 
The applicant, Sanders Lane Assemblage I LLC (hereinafter, the “Applicant”), is submitting this 
Comprehensive Plan Land Use Classification (hereinafter, the “Request”) for approximately 1,930 
acres of land in the Gainesville Magisterial District of Prince William County (the “County”), 
identified by the Property Owner list included with this submission, and generally bounded to the 
south by Sudley Road, to the west by Logmill Road, to the east by Aldie Road, and to the north by 
the Prince William County-Loudoun County boundary line (hereinafter, the “Property”).  
 
Request: The Property is designated on the County’s Comprehensive Plan Long-Range Land Use 
Map as AF (Agriculture and Forestry) with a small portion as MU-1 (Mixed-Use (Hamlet). The 
Applicant is proposing a long-range map change of the Property to I-3 (Industrial) to allow for 
data center, substation, and other supporting and companion uses, including technical training and 
education centers, and innovation and research facilities, on the Property.  
 
The Property is strategically positioned north of the Prince William Digital Gateway area and 
provides a logical, condensed extension of data center development adjacent to two major 
transmission line corridors.  By placing a condensed data center development in this location of 
the County additional infrastructure to support the proposed data center development can be 
confined within a singular location and prevents having to bring additional infrastructure in from 
other areas of the County or to other, one-off data center development locations.    
 
Existing & Surrounding Land Use: The Property is largely composed of low-density residential 
development zoned A-1 Agricultural.  
 
To the south of the Property across Sudley Road lies the future site of the Prince William Digital 
Gateway technology corridor, designated a mix of I-3 and POS (Parks and Open Space). To the 
west of the Property is land designated AF and generally developed with low-density residential 
uses. The Luck Stone Bull Run Plant is located across Bull Run Creek to the east of the Property 
in Fairfax County. To the north of the Property across Bull Run Creek are the Dominion Energy 
Loudoun Substation installations in Loudoun County.  
 
Development of Data Center uses on the Property would be consistent with the development to 
the south and compatible with the quarry and substation uses to the east and north respectively. 
Further, the proposed development is particularly appropriate given (i) the existing high-voltage 
electric transmission lines running the length of the Property, and (ii) the Property’s access to a 
natural gas line. 
 
Cultural Resources: A current cultural resource assessment has been submitted to the County 
Archaeologist and is pending. Should this Request ultimately be initiated by the Board of County 
Supervisors, a companion rezoning application would be filed and, in the event additional 
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archaeology of the property is required, the Applicant would prepare a scope of work in 
consultation with the County Archaeologist or their designee to determine appropriate next steps. 
 
Transportation: A Trip Generation Analysis, prepared by Vettra Co., dated January 5, 2026, is 
provided below. As shown on the trip generation analysis, the proposed CPA will generate 4,730 
total AM peak hour trips, 3,870 PM peak hour trips, and 42,570 average daily trips. A companion 
rezoning application will be filed in the future, and, if warranted, the Applicant will prepare a 
Traffic Impact Analysis with the rezoning. Compared to other commercial or residential uses, the 
proposed development will generate fewer vehicle trips, lower demand for traffic signals, and 
reduced outdoor noise. 
 
Conclusion: In bringing the entirety of the Property under the I-3 designation to allow for data 
center, substation, and other companion uses, this Request establishes a strategically located 
corridor, in a secluded corner of Prince William County, of high-performance digital infrastructure 
that positions Prince William County as the leading premier destination for advanced, compute-
intensive industries. Concentrated, low-latency access to large-scale data center capacity is a 
critical enabler for next-generation sectors such as advanced manufacturing, biotechnology and 
life sciences, artificial intelligence, aerospace and defense systems, precision logistics, and energy 
innovation, industries that increasingly require proximity to reliable, high-density computing to 
operate, scale, and compete globally. Leveraging its adjacency to the Prince William Digital 
Gateway and two major transmission lines, the proposed development will catalyze high-value job 
creation, attract research, engineering, and technical operations, and support a broader ecosystem 
of suppliers and innovation-driven employers. This investment will drive significant economic 
growth, meaningfully diversify and strengthen the County’s tax base with billions of dollars in 
investment resulting in significant tax contribution at full buildout, and do so with minimal demand 
on public infrastructure, while remaining compatible and complementary with surrounding land 
uses and long-range planning objectives. 
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Transportation Planning & Traffic Engineering Services

11535 Gunner Court
Woodbridge, Virginia 22192 Tel: 703-590-4932 Cell: 703-216-5606 Email: vettraco@gmail.com

TRIP GENERATION MEMO

To:  Prince William County Transportation Department

From: Vernon E. Torney, M.ASCE, President

Date: January 5, 2026

Subject: Dulles South Innovation Center 

The purpose of this memorandum is to assess and compare trip generation associated with the proposed 
Comprehensive Plan Amendment (CPA) against the existing Comprehensive Plan for the subject properties. 
This analysis is intended to support CPA initiation by demonstrating the relative transportation impacts of 
the proposed land-use change along the Sanders Lane corridor in northern Prince William County.

The CPA study area encompasses approximately 1,930 acres along the Sanders Lane corridor in northern 
Prince William County. The area is bounded by Loudoun County to the north and east (including the 
Dominion Power Substation), the Prince William Digital Gateway to the south, and AF-zoned lands to the 
west. The corridor includes approximately 251 single-family detached residences under multiple 
ownerships. Parcels within the study area are currently planned AF T-0 or MU T-3. Under the proposed 
framework, the corridor could be developed at a 0.50 floor area ratio (FAR), allowing for a maximum of 43 
million square feet of data center gross floor area (GFA).

Per national and local trip generation standards, trip generation estimates have been made for each 
development condition (existing and proposed) and details are shown in the Table 1 below. In 
comparison, results show that the “proposed” data center use will more AM, PM & Daily trips –
summarized as follows:

Condition AM Pk. Hr. 
Trips

PM Pk. Hr. 
Trips

Daily Trips

Existing: 175 236 2,535
Proposed: 4,730 3,870 42,570



 
 

PROJECT SITE MAP 
 



 
TRIP GENERATION COMPARISON 
 
As noted previously, the site is currently occupied by approximately 251 single-family detached 
residences. The trip generation for the existing development was assessed for the weekday morning 
(AM) and weekday afternoon (PM) peak hours, as well as for a typical weekday utilizing ITE’s Trip 
Generation Manual, 10th Edition as shown in Table 1.  
 

TABLE 1 
"SITE" DEVELOPMENT DENSITIES & TRIP GENERATION DATA 

DULLES SOUTH INNOVATION CENTER 
 

PROPOSED DENSITIES AND TRIP RATES 
 

LAND USE & DENSITIES QUANTITY 
USE 

UNIT ITE (CODE) AM PEAK 
HOUR RATE 

PM PEAK 
HOUR RATE 

WEEKDAY 
VPD 

Residential (Existing 2026) 251 DU (210) 0.7 0.94 10.10* 
 

Data Center (Proposed Buildout) 43 MGSF (565) 0.11 0.09 0.99 
 
NOTES: 
DU = Dwelling Unit (residential) 
MGSF = Million Gross Square Feet 
* = Per PWC DCSM Trip Rate 

  
 

 
GENERATED TRIPS 
 

LAND USE & DENSITIES AM PEAK HOUR RATE PM PEAK HOUR RATE  
 IN OUT TOTAL IN  OUT TOTAL WEEKDAY 

VPD 
Residential (Existing 2026) 46 130 176 149 87 236 2,535 

 
Data Center (Proposed 
Buildout) 

2,602 2,129 4,370 1,161 2,709 3,870 42,570 

 
 
NOTES: 
All computations are automatically rounded 
 
 
CUBE MODEL ANALYSIS 

 
As discussed in the preceding section, the proposed CPA is expected to increase vehicular trips relative to 
existing conditions. Accordingly, a regional travel demand analysis using the County’s CUBE Model is being 
conducted to evaluate the impact of this incremental trip generation on the broader transportation network.  The 
CUBE Model analysis, which is currently in progress, incorporates all roadway and transportation 
improvements identified in the adopted Comprehensive Plan and the County’s 2040 planning horizon. The 
analysis will assess network performance under the proposed CPA scenario and determine whether additional 
transportation improvements beyond those currently planned may be warranted to accommodate projected 
traffic demand. 

 
The following are some of the road improvements planned in the vicinity of the site: 

 
 Pageland Lane: Planned to be widened to 4 lanes from Route 29 to Sudley Road 
 Sudley Road: Planned to be widened to 4 lanes from Route 15 to Gum Springs Road 
 Gum Springs Road: Planned to be widened to 4 lanes  
 Lee Highway (Route 29): Planned to be widened to 6 lanes west of Pageland Lane  

 
In addition to evaluating the roadway improvements currently identified in the Comprehensive Plan, the 
analysis will also examine a range of potential mitigation measures to address the projected increase in vehicular 
trips. These measures may include widening Sanders Lane to four lanes, along with other high-level network 



enhancements as warranted by the modeling results. 
 

 
CONCLUSION 

 
The proposed CPA would increase activity relative to existing conditions, reflecting the economic intensity of the 
proposed land use. A regional transportation analysis using the County’s CUBE Model will be conducted to evaluate 
how this activity is accommodated within the transportation network and to identify any additional improvements to 
support efficient and safe travel conditions. 



Planning Director

Cultural Resources Assessment for Pending Development Applications
5 County Complex Court, Suite 210, Prince William, Virginia 22192 • (703) 792-7615 | planning@ | www.pwcva.gov/planning

Cultural Resources Assessment for Pending Development Applications
This is a desk review of the project and is subject to change if additional information becomes available.

Contact the Planning Office at (703) 792-7615 or email planning@pwcgov.org for more information.

County Archaeologist Signature: ___________________________________________________ Date: ______________________
This assessment is valid for one year from the County Archaeologist’s signature date.

*All scopes of work must be approved by the County Archaeologist prior to initiation of work.

Applicant/
Project

Information

Project Name Applicant Name

Email Phone Fax

GPIN(s)

Visual Inspection Findings

County Archaeologist Use Only
County Records Check (Verify reference to site on the following)

1. Virginia Department of Historical Resources (VCRIS)....... Yes No Comments
2. Aerial Photography (1937 – 2021)…………………………………… Yes No
3. 1820 Prince William County Map (Wood).............................. Yes No
4. 1901 Prince William County Map (Brown) ............................. Yes No
5. 1904 Army Maneuvers Map ....................................................... Yes No
6. 1915 - 1927 USGS 15 Minute Quad Maps................................. Yes No
7. 1933 Virginia Highway Map ....................................................... Yes No
8. Eugene Scheel’s Historic Prince William Map ..................... Yes No
9. Eugene Scheel’s African American Heritage Map............... Yes No
10. County Register of Historic Sites (CRHS).............................. Yes No
11. High Sensitivity Areas – Historic Sites Map ......................... Yes No
12. High Sensitivity Areas – Prehistoric Sites Map.................... Yes No
13. The Official Military Atlas of the Civil War ........................... Yes No
14. Civil War Map from the Library of Congress ....................... Yes No
15. American Battlefield Protection Program Maps ................. Yes No
16. Map of Fairfax, Loudoun, & Prince William Counties ........ Yes No
17. USGS Topographic Maps........................................................... Yes No
18. Cemetery Database ..................................................................... Yes No
19. Other: ________________________________________________________________________________________________________________________

Findings
A CRHS (#10) or a Prehistoric and/or Historic High Sensitivity Area (#11/12) is checked on the list above, therefore, a
Phase I Cultural Resources Survey* must be submitted with Rezoning and Special Use Permit applications per Sections
32-700.20(9) and 32-700.50(3)(a) of the Zoning Ordinance.
There is a medium to high potential for finding archaeological sites and or historic structures on the project area,
therefore, a Phase I Cultural Resources Survey* must be submitted with Rezoning and Special Use Permit applications per
Sections 32-700.20(9) and 32-700.50(3)(a) of the Zoning Ordinance.
Archaeological and historic sites or graves are recorded on the project area, but no Cultural Resources Survey is
required at this time.

No archaeological and historic sites or graves are recorded on the project area. 
cultural resource is warranted at this time due to ground disturbance or recommendations of no further 

work from prior cultural resource survey reports. 
Comments:

Dulles South Innovation Center Cooley LLP

lgleason@cooley.com 703-456-8000 703-456-8100

See attached

mostly low-density residential development zoned A-1 Agricultural.


