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July 29, 2024 
 
TO:              Ms. Jonelle Cameron  

Ms. Marian Harders  
      Walsh, Colucci, Lubeley & Walsh, P.C. 
      4310 Prince William Parkway, Suite 300 
      Prince William, VA  22192 
 jcameron@thelandlawyers.com 

                          mharders@thelandlawyers.com  
 
FROM:  Vanessa Watson, Principal Planner 
  Email: vwatson@pwcgov.org;  
 
SUBJECT: Gardner Property Rezoning #REZ2023-00018 (2nd Submission) 

(Brentsville Magisterial District) 
 
The 1st submission for the above-referenced case has been reviewed with comments. 
 

I. Background & Overall Proposal 
 
A. Requests: To rezone ±81.9112 acres from A-1, Agricultural and B-1, General Business to 

PBD, Planned Business District with an M-2, Light Industrial Land Bay to allow up to 1.0 
FAR and modify the building height for the data center buildings from sixty (60) feet to 
sixty-six (66’) feet, with associated waivers & modifications.   

B. Site Location: The property is located at the intersection of Nolan Drive and Gardner 
Manor Place and McGraws Corner Drive. The subject site is identified on County maps 
as GPINs 7397-34-3968, 7397-24-9409, 7397-24-7793, 7397-24-2642, 7397-24-5358, 
7397-25-6482, 7397-35-2804, 7397-34-7736, 7397-34-9413, 7397-33-5378, 7397-44-2126, 
7397-44-0054, 7397-34-9643, & ROW. 
 

C. Comprehensive Plan: The site is designated I-3, Technology/Flex, OMU-3, Office Mixed 
Use, and RN-4, Residential Neighborhood in the Comprehensive Plan and is partially 
located within the Lee Highway Corridor Overlay District and a Historic Sensitivity Area. 
 

D. Zoning: The site is zoned A-1, Agricultural and B-1, General Business. Portions of the site 
contains proffers associated with REZ1994-0016, Hillwood Mobile Home Sales, Inc.  
 

E. Data Center Opportunity Overlay District: The subject site is not located within the Data 
Center Opportunity Overlay District.  
 

F. Surrounding Land Use: The site is adjacent to a mix of uses consisting of residential, 
commercial, and industrial. 
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II. Long Range Land Use Plan 
 
• The site contains land designated I-3, Technology/Flex, OMU-3, Office Mixed Use, and RN-4, 

Residential Neighborhood, in the Comprehensive Plan. The I-3, Technology Flex designation 
is implemented by the proposed M-2, Light Industrial Zoning District, which supports data 
center uses as a primary use. The OMU-3, designation is not implemented by the proposed 
M-2, Zoning District, nor does this designation support data center uses as a primary or 
secondary use. RN-4, designation is not implemented by the proposed M-2, Zoning District, 
nor does this designation support data center uses as a primary or secondary use. 
 

• The I-3, Technology/Flex, designation and the OMU-3, Office Mixed Use, designation target 
non-residential Floor Area Ratio (FAR) between 0.23 - 0.57 FAR. The proposal does not 
coincide with the target FARs in the Comprehensive Plan.  
 

• The I-3, Technology/Flex, designation and the OMU-3, Office Mixed Use, designation target 
building heights between 3 - 5 stories. The current proposal does not coincide with the 
target building heights in the Comprehensive Plan. 

    The following table summarizes the uses and densities that are intended, in these designations: 
 

Current Long-Range 
Designation 

Purpose of the classification  

I-3, Technology Flex 
 
 
 
 
 
 

 
 
 
 
OMU-3, Office 
Mixed Use 
 
 
 
 
 
 
 
 
RN-4, Residential 
Neighborhood 

The purpose of the Industrial classification is to provide for areas of 
employment uses situated on individual sites or in campus-style “parks.” 
Primary uses in the I, T-3 classification are light manufacturing, “start-up” 
businesses, small assembly businesses, and office uses (including 
government offices, particularly those for Prince William County agencies). 
Within an I, T-3 designated project, the more intense uses shall be located 
in the core of the area and the less intense uses (excluding outdoor 
storage) at the periphery, to act as a transition between the I, T-3 project, 
and adjacent areas designated or developed for different uses. 
 
The purpose of this classification is to provide for areas of low- to high-rise 
offices or research and development activity areas mixed with other uses 
such as retail and retail services and workforce housing supporting such 
use. This designation can be found throughout the County. The projects 
developed in this classification should be for office use with any retail 
and/or retail service uses. Retail and retail service uses are discouraged as 
a stand-alone structure in the T-4 transect. The preferred percentage of 
mix of uses is calculated within the entire contiguous district. 
 
This classification is an opportunity to develop higher density residential 
close to transit (VRE), within Activity Centers or the periphery of Town 
Centers. This classification also provides opportunities to develop compact 
neighborhoods that can act as transitions between mixed use centers and 
lower density residential areas. These are high-density, walkable 
neighborhoods focusing on connections to mixed use centers and transit. 



III. Pertinent Zoning Issues 
 

• Right-of-way as Part of the Rezoning - The Applicant proposes to vacate the right-of-way and 
rezone the land associated with public roads; McGraws Corner Drive, Gardner Manor Place, and 
Hillcrest Farm Lane. However, the Applicant does not own this land and cannot make an 
application to rezone it without the owner’s consent. Additionally, VDOT has requested the 
Applicant seek to abandon a portion of Noland Road. On the GDP label the ownership of each 
of these right-of-ways. Prior to this project moving forward, consent to rezone each of these 
right-of-ways shall be granted by the owners or these properties shall be removed from the 
rezoning. 
 
- McGraws Corner Drive and Noland Road: These right-of-ways are owned by the County per 

Deed and Plat Instruments #200704180046913 and 4; Instruments #200910020096310 and 
11. Prior to a rezoning application of this land moving forward, the Board of County 
Supervisors (BOCS) consent to rezone their property shall be obtained. Staff seeks an 
initiation by the Board to consent to rezone these County owned right-of-ways. This request 
is being brought to the BOCS on June 6th for initiation. 
 

- Gardner Manor Place, Route 845 and Hillcrest Farm Lane, Route 839: These right-of-ways 
are owned by VDOT per Instrument #200905010041500 and Circuit Court Order, 
Instrument #201202170014972. The Applicant shall remove these right-of-ways from the 
rezoning request, as they do not own the land, nor have they gained consent to rezone the 
land. To facilitate the request, the Planning Department seeks an initiation by the BOCS to 
rezone these right-of-ways. This request is being brought to the BOCS on June 6th for 
initiation. Notably, the vacation and abandonment of these right-of-ways should be sought by 
the Applicant once the existing uses served by these roads are abandoned/discontinued and 
there is no longer a public need for the roads. The vacation and abandonment is anticipated to 
occur prior to final site plan approval. 
 

• Amending the Overlay - As part of this request the Applicant proposes to amend the map of the 
Data Center Opportunity Zone Overlay District (DCOZOD) to incorporate these parcels into the 
DCOZOD. Such a request shall be processed through a BOCS initiated Zoning Text Amendment 
(ZTA). This request is being brought to the BOCS on June 6th for initiation.  This is no longer 
part of the application. 
 

• CPA2023-00002, McGraws Corner - An application for an amendment to the Comprehensive 
Plan was received to amend the Mobility Chapter the Comprehensive Plan to remove a portion 
of McGraws Corner Road from the 2022 Comprehensive Plan Roadway Plan Map, removal of a 
portion of a shared use path along McGraws Corner Road from the Countywide Trails Map, and 
an amendment to the text of the Mobility Chapter to delete reference to McGraws Corner 
Drive. The total ROW requested to be removed is approximately ±5.584 acres. This request 
was brought to the BOCS on July 16th 2024, for initiation and was not was not approved.  
If the plan intends on going forward, please provide a re-design for the next submission. 
 

IV. Community Design 
 

• Site Layout - The Comprehensive Plan recommends that Generalized Development Plans (GDP) 
submitted with rezoning applications for all non-residential projects should depict site layouts. 
The subject application does not include building location or use location information for the 
site. Additionally, within an I, T-3, Technology Flex, designated project, the more intense uses 



shall be located in the core of the area and the less intense uses (excluding outdoor storage) at 
the periphery, to act as a transition between the I, T-3 project, and adjacent areas designated or 
developed for different uses. To aid in the review of the project the Applicant is encouraged to 
revise the GDP to depict detailed site layouts and list proposed uses.   The Applicant shall 
provide all the elements outlined in the County’s Reference Manual and Zoning 
Ordinance to allow opportunity for appropriate land use analysis, include building lay-
outs, street hierarchy, etc., with the next submission.   
 

• FAR – Pursuant to Proffer 4, the proposal requests a 1.0 FAR for any datacenter/data center 
associated use based on the cumulative total of the property and not the percentage of each 
subdivided parcel. Staff is concerned with what this means for the property. As it reads, the 
development would be able to build a 1.0 FAR sized datacenter associated with the entire 81 
acre site, and then subdivide out portions of land not built on and then locate other M-2 uses 
on these parcels. The FAR of these other subdivided M-2 uses are not listed. If this is what you 
are proposing, this seems problematic and requests a much higher FAR for the datacenter use 
than a 1.0 FAR. Please elaborate on your request and explain it in more detail.  This issue will 
best be served by providing the information as stated above.  The supplemental 
information form shows a max square footage of 3,601,222.   The square footage of the 
“proposed” data center buildings has more than doubled since the 1st submission.   
 

• Line of Sight – Provide line of sight exhibits from all abutting residentially zoned properties and 
from Route 29. Below is an example of the type of visual aids being requested.  
 

 
 

• Substation Location - The Applicant is encouraged to relocate the electric substation more 
central to the site, currently it is proposed in the northern most portion of the property within 
close proximity to existing residential townhome units in the Townes at Village Place, which are 
located on the other side of the Norfolk Southern railroad tracks.  Staff appreciated the 
separation by creating buffer and open space by moving the substation from the 
residential properties across from the railroad tracks.  Provide details on the landscape 
buffer and additional screening with the next submission. 
 

• Perimeter Buffering & Screening – The land use designation for the southern area of the site is 
OMU-3, Office Mixed Use, which encourages new uses abutting the existing retail uses to the 
south be of similar nature to office and/or mixed-uses (including residential), not the industrial 
use being proposed. Considering the proposed uses, height modification, and FAR 
modifications the Applicant is encouraged to provide a 50-foot wide, Type C Buffer, meeting 
320 plant units/100 linear feet, along the entirety of the southern boundary of the site.  As 
discussed, the existing daycare facility must be buffered and screened significantly, over 
and above what is required.  This will be a significant weakness in the staff report and 
highlighted.  In essence, over buffer this area.  Best case would be using the whole area 



on the southwest portion of the property as part of your open space requirements and 
staying approximately 150’ or more off the daycare property line.   
 

• Perimeter Buffering & Screening - Pursuant to Section 32-201.18(a), public facilities (the 
substation) require buffering from other uses onsite. On the GDP depict and label a 15 foot 
wide planted buffer between the substation and the data center which meets the Type A buffer 
standards of the DCSM. If the Applicant requests a waiver to this provision, with the resubmittal 
provide a written justification for the waiver, explaining why it is appropriate in this 
circumstance. Also, in the “modifications” section of the proffers list the waiver. 
 

• Access – This issue will be contingent on a re-design of the application.  
 

• Architecture - The Applicant is encouraged to provide proffered architectural elevations for all 
building facades. This guidance is being driven by the height modification request and its effect 
on the surrounding existing and planned residential uses and commercial uses. The 
architecture for these buildings should resemble office buildings. Staff also requests that the 
front building designs incorporate large glass windows (be they faux/false windows or true 
windows), and consist of variable materials (metal panels, and brick or stone façade 
treatments).  While you state that you do not have an end-user for the justification for not 
providing this information, staff cannot support this application nor the height 
modification without this information.  The absence of an end-user is not a factor in 
evaluating the land use application. 
 

• Power Needs - Other than potential substation location, no information was provided on the 
proposed location of the electrical infrastructure on the property that will serve the facility, 
such as transmission lines. The Applicant is encouraged to work with NOVEC and Dominion 
Power to depict, label, and provide dimensions on the GDP for the proposed electrical 
infrastructure on the property, which will serve the development. This information will help 
staff to fully analyze the projects’ impacts on the surrounding community, to include but not 
limited to impacts on viewsheds, proposed open space, proposed tree preservation areas, 
buffering, and site layout. Staff encourages the Applicant to revise the GDP to account for 
and provide this information. The Applicant is encouraged to proffer the direction of the 
proposed route.  This remains an outstanding issue. 
 

• Utilities - Additionally, the use will require major water and fiber optic utilities. The Applicant is 
encouraged to show, on the GDP, how these will be brought to the site without compromising 
the integrity of the proposed buffers and preservation areas.  Utilities are supposed to be 
shown on the ECA.   
 

• Monument Sign & Entrance Feature: Will there be an entrance sign feature for this 
development?  If so, please provide a detail showing how signs will be integrated into the 
landscaping design for the road frontage. Staff encourages a proffered commitment that the 
freestanding sign on the property be monument style, with stone/brick-like base with low-
growth landscaping, and not exceed 10 feet in height with a minimum setback of 10 feet from 
the public right-of-way. 
 



V. Noise 
 

• The Applicant is encouraged to provide a proffer associated with noise attenuation. Staff offers 
the following suggested language, which includes a definition of noise, parameters for noise 
levels, provisions for emergency operations, and provisions on sound studies. 

 
Noise: Any noise which emanates from any operation, activity, or source on the Property, 
including, but not limited to, heating and cooling system(s), between the hours of 7:00 a.m. 
and 10:00 p.m. weekdays and from 9:00 a.m. to 10:00 p.m. on Saturdays, Sundays, and 
legal holidays observed by the County government, shall be subject to the following 
maximum permissible sound levels: 60 dBA.  
 
Any noise which emanates from any operation, activity, or source on the Property, 
including, but not limited to, heating and cooling system(s), between the hours of 10:00 
p.m. and 7:00 a.m. weekdays and from 10:00 p.m. to 9:00 a.m. on Saturdays, Sundays, and 
legal holidays observed by the County government, shall be subject to the following 
maximum permissible sound levels: 55 dBA.  
 
Such levels shall be measured at the Property boundary and/or at any point within any 
other property affected by the noise. When a noise source can be identified and its noise 
measured in more than one zoning district classification, the limits of the most restrictive 
classification shall apply. Notwithstanding the above, any person, with lawfully obtained 
permits, who between the hours of 7:00 a.m. and 10:00 p.m. weekdays and between the 
hours of 9:00 a.m. and 10:00 p.m. on Saturdays, Sundays and legal holidays observed by 
county government operates or causes to be operated any equipment used in 
construction, repair, alteration or demolition work on buildings, structures, alleys or 
appurtenances thereto in the outdoors shall not be subject to the levels enumerated 
above. Additionally, persons performing construction of public projects, repair or 
maintenance work for such projects or persons performing work for private or public 
utilities for the repair of facilities or restoration of services shall not be subject to the levels 
enumerated above.  

 
Emergency Operations: Emergency operations shall not be subject to the limitations 
outlined in Proffer ___ above. For the purposes of this section, the term “emergency” shall 
mean any situation arising from sudden and reasonably unforeseen events beyond the 
control of the facility, which situation requires the immediate use of the emergency 
generators to restore normal operation of the facility. The timeline for the emergency 
operations shall be … (The Applicant is encouraged to provide a provision for this section.) 
 
Sound Studies: For data center buildings, prior to the approval of each building permit 
that includes heating and cooling systems for the Property, the Applicant shall provide a 
Sound Study (the “Sound Study”) that is specific to the proposed site layout and building 
type to ensure compliance with the maximum permissible sound levels as outlined in 
Proffer _____ This Sound Study shall include recommendations for any necessary 
mitigation measures and the Applicant shall implement the mitigation measures. Said 
measures shall be implemented prior to the issuance of an occupancy permit. In addition, 
the Applicant shall conduct subsequent Sound Studies one (1) month after issuance of 



each occupancy permit to ensure compliance with Proffer ____ above. Prior to conducting a 
sound study, the acoustical consultant performing the sound study shall be subject to 
County approval and the Applicant shall be responsible for the cost and expenses for said 
acoustical consultant to perform the work outlined in these proffers. In the event the 
County disapproves of an acoustical consultant, the Applicant shall then provide the 
County three (3) alternate acoustical consultants for the County to choose from. 

• The Applicant is encouraged to depict and label the height and material of the sound mitigation 
walls adjacent to the generator pads.  This remains an outstanding issue.  The residential 
properties that are west and north of the property are existing and should be considered 
in development of this property.  Data Center uses are well known to emit significant 
levels of noise so a sound study should be conducted before land use approvals to assure 
developed adjacent properties are respected.  Once the location of the buildings are also 
known, the locations of the generators will also be provided and an appropriate analysis 
can occur. 

 
VI. Proffer Comments & Other Material Relevant Issues 
 

• A proffer analysis is required to determine the status of the proffers associated with REZ1994-
0016, Hillwood Mobile Home Sales, Inc. With the next submittal ensure such documentation is 
submitted. 
 

• Proffers 2(n), 2(O), 2(p), 2(q) and 2(r) are not permitted in the M-2 Zoning District and should be 
removed from the proffers prohibiting uses. Uses listed in the proffers need to match uses in 
the Zoning Ordinance. This includes uses permitted and prohibited. 
 

               
 

• Proffer 3 should be removed, as the amendment to the DCOZOD is being taken through the 
ZTA process. 
 

• Mechanical Rooftop Equipment - The Applicant is encouraged to revise Proffer 5 and Proffer 22 
to include mechanical rooftop equipment in the total maximum building height. This is of 
particular concern for data center developments because of the extensive heating and cooling 
needs of the buildings. Depending on the height of the mechanical rooftop equipment, this 
could add 20 to 30 feet of height to the building. If these items are not included in building 
maximums, then the true heights of the buildings are unknown. In leu of the above, staff 
encourages the rooftop equipment be limited by proffer to a maximum of 15-feet in height.  
Proffer 4 – HEIGHT – A clear understanding of the additional height that would be 
required for the rooftop equipment and the elevator overrides before staff can agree to 
consideration of the height modification request. 



• On sheet 2 of the GDP there appears to be a layer turned off regarding adjacent uses, 
specifically the apartments located on GPIN 7397-15-8603 and GPIN 7397-13-4875. Ensure all 
sheets throughout the GDP accurately show the abutting uses. 

 
Waivers/Modifications 
At this stage, staff is not agreeable to any of the modification/waiver requests.  Further 
research and detail for the height, FAR, and by-right uses is needed, which will occur with a 
more detailed submission before providing an appropriate recommendation. 
 
The “draft” DCOZOD, is not a justification for allowing the use. 
 
The M-2 zoning requires a SUP for a Data Center when outside the DCOD.   
 
ZO 32-404-.05 does allow waiver/modification of a use restriction by the BOCS; however, the 
justification is not entirely correct.  A Data Center is across the railroad tracks, but the rest of 
the surrounding properties are not Data.   
 
The perimeter buffer modification in part would be appropriate.  Discussion regarding what 
areas will need to be determined. 
 
FAR – ZO 32-509.32E does permit an increase in the FAR when outside the DCOD via the SUP 
process.  Sec 32-400.04 3 - The Board of County Supervisors may approve a FAR higher than that 
permitted by right by specifically proffered rezoning or Special Use Permit.   

 
Resubmission Guidance 
 

Please resubmit your responses to address staff/agency comments within 45 days of this 
review letter.  



Case Type :

Print Date:  August 06, 2024

GARDNER PROPERTY

14260  GARDNER MANOR PL    
GAINESVILLE  VA 20155

REZ2023-00018

Rezoning

Plan/Case Information:

CURRENT PLANNING CASE INFORMATION

Plan/Case#:

Plan/Case Name:

Plan/Case Address:

Planning Office

Tanya M. Washington,  AICP

Director of Planning

Location: The property is located at the intersection of Nolan Drive and 
Gardner Manor Place and McGraws Corner Drive. The subject 
site is identified on County maps as GPINs 7397-34-3968, 
7397-24-9409, 7397-24-7793, 7397-24-2642, 
7397-24-5358, 7397-25-6482, 7397-35-2804, 
7397-34-7736, 7397-34-9413, 7397-33-5378, 
7397-44-2126, 7397-44-0054, 7397-34-9643, & ROW. 
The site is designated I-3, Technology/Flex in the 
Comprehensive Plan and is in the E-Commerce Overlay, 
Environmental Resource Protection Overlay, Resource 
Protection Area Overlay, 100-year Flood Hazard Overlay, 
Highway Corridor Overlay, and the Agricultural & Arts Overlay 
Districts, including a portion in the Historic Sensitivity Area.  
Brentsville Magisterial District.

Request: This is a request to rezone ±82.67 acres from A-1, 
Agricultural and B-1, General Business to PBD, Planned 
Business District with an M-2, Light Industrial Land Bay, to 
allow development of data centers & electric substations 
with associated waivers & modifications requesting up to 1.0 
Floor Area Ratio (FAR) and to modify the building height for 
data center buildings from sixty (60’) feet to sixty-six (66’) 
feet.

Submission #: 

Submission Acceptance 
Date: 

2

June 05, 2024

Applicant/Agent: JK LAND HOLDINGS II LLC
44112 MERCURE  CIR 
STERLING, VA 20166

Applicant Information:

Phone: E-mail:



Case Planner:

Phone:
E-mail:  VWatson@pwcgov.org

Case Planner Information:

WATSON, VANESSA

5 County Complex Court, Suite 210, Prince William, VA 22192 • 703-792-7615 • planning@pwcgov.org | www.pwcgov.org/planning



Plan Comments Report

14414  MCGRAWS CORNER DR    
GAINESVILLE  VA 20155

GARDNER PROPERTY

REZ2023-00018 Date:Plan/Case #:

Plan/Case Name:

Plan Case 
Address:

06/20/2024

Review Completed

Building Official

Wells, KennethReviewer:

703-792-6571 kwells@pwcgov.org

The following items/issues were noted on your case. Please review and provide a letter responding to 
these comments, along with revised plans and proffers.  Please be advised that staff might not identify 
all of the issues that arise during the case review and public hearing process.  In addition, the solutions 
to the issues identified in this correction report might not be the only solutions, but are thought to be 
the most desirable solutions as determined by staff.  Please note that any modifications will result in 
further review by pertinent agencies and staff, and could result in changes to the analysis and/or any 
recommendations.

Section I - Comments that Require Applicant's Response:

NO COMMENTS

Section II - Questions/General Information:

NO RECOMMENDATIONS DOCUMENTED.
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County Archaeologist - REZ2023-00018

Plan Comments Report

14414  MCGRAWS CORNER DR    
GAINESVILLE  VA 20155

GARDNER PROPERTY

REZ2023-00018 Date:Plan/Case #:

Plan/Case Name:

Plan Case 
Address:

Pending

County Archaeologist

Patton, JustinReviewer:

703-792-5729 jspatton@pwcgov.org

The following items/issues were noted on your case. Please review and provide a letter responding to 
these comments, along with revised plans and proffers.  Please be advised that staff might not identify 
all of the issues that arise during the case review and public hearing process.  In addition, the solutions 
to the issues identified in this correction report might not be the only solutions, but are thought to be 
the most desirable solutions as determined by staff.  Please note that any modifications will result in 
further review by pertinent agencies and staff, and could result in changes to the analysis and/or any 
recommendations.

Section I - Comments that Require Applicant's Response: 

COMMENTS PENDING

Section II - Questions/General Information:

NO RECOMMENDATIONS DOCUMENTED.
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Crime Prevention Police - REZ2023-00018

Plan Comments Report

14414  MCGRAWS CORNER DR    
GAINESVILLE  VA 20155

GARDNER PROPERTY

REZ2023-00018 Date:Plan/Case #:

Plan/Case Name:

Plan Case 
Address:

07/02/2024

Reviewed w/Comments

Crime Prevention Police

Nicholson, HollyReviewer:

703-792-4428 hnicholson@pwcgov.org

The following items/issues were noted on your case. Please review and provide a letter responding to 
these comments, along with revised plans and proffers.  Please be advised that staff might not identify 
all of the issues that arise during the case review and public hearing process.  In addition, the solutions 
to the issues identified in this correction report might not be the only solutions, but are thought to be 
the most desirable solutions as determined by staff.  Please note that any modifications will result in 
further review by pertinent agencies and staff, and could result in changes to the analysis and/or any 
recommendations.

Section I - Comments that Require Applicant's Response: 

SEE SECTION II

Section II - Questions/General Information:

The Crime Prevention Unit has reviewed REZ2023-00018, identified as GPINs 7397-34-3968, 
7397-24-9409, 7397-24-7793, 7397-24-2642, 7397-24-5358, 7397-25-6482, 7397-35-2804, 
7397-34-7736, 7397-34-9413, 7397-33-5378, 7397-44-2126, 7397-44-0054, 7397-34-9643 & 
ROW (collectively the “Property”).  The property is located at the intersection of Nolan Drive and 
Gardner Manor Place and McGraws Corner Drive and consists of approximately 81.9112 acres. The 
Applicant is seeking to rezone +82 acres from A-1, agricultural and B-1, General Business to M-2, 
Light Industrial to allow for the development of 1,787,266 square feet of data center space, with 
associated waivers and modifications to increase the building height for data center buildings from 
sixty feet (60’) to eighty feet (80’) and to and to increase Floor Area Ratio (FAR).  They are also 
seeking to amend the map of the Date Center Opportunity Zone Overlay District (DCOZOD) to 
incorporate these parcels into the DCOZOD.

The applicant does not refer to how they plan to incorporate Crime Prevention Through 
Environmental Design (CPTED) principals such as territoriality, natural surveillance, access 
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Crime Prevention Police - REZ2023-00018

control, and maintenance, but stated they “can address the CPTED strategies and techniques in 
connection with site plan review when further engineering and design has been completed”. The 
applicant is encouraged to contact and work with the Crime Prevention Office within the Police 
Department for crime prevention techniques and CPTED concepts and strategies as this site 
progresses to the final stages.

A copy of this memo will remain on file for future reference.  If there are any questions or 
comments, please contact the Prince William County Police Crime Prevention Unit at 
703-792-7270.

HJN/hjn

The Crime Prevention Unit has reviewed REZ2023-00018, identified as GPINs 7397-34-3968, 
7397-24-9409, 7397-24-7793, 7397-24-2642, 7397-24-5358, 7397-25-6482, 7397-35-2804, 
7397-34-7736, 7397-34-9413, 7397-33-5378, 7397-44-2126, 7397-44-0054, 7397-34-9643 & 
ROW (collectively the “Property”).  The property is located at the intersection of Nolan Drive and 
Gardner Manor Place and McGraws Corner Drive and consists of approximately 81.9112 acres. The 
Applicant is seeking to rezone +82 acres from A-1, agricultural and B-1, General Business to M-2, 
Light Industrial to allow for the development of 1,787,266 square feet of data center space, with 
associated waivers and modifications to increase the building height for data center buildings from 
sixty feet (60’) to eighty feet (80’) and to and to increase Floor Area Ratio (FAR).  They are also 
seeking to amend the map of the Date Center Opportunity Zone Overlay District (DCOZOD) to 
incorporate these parcels into the DCOZOD.

The applicant does not refer to how they plan to incorporate Crime Prevention Through 
Environmental Design (CPTED) principals such as territoriality, natural surveillance, access 
control, and maintenance, but stated they “can address the CPTED strategies and techniques in 
connection with site plan review when further engineering and design has been completed”. The 
applicant is encouraged to contact and work with the Crime Prevention Office within the Police 
Department for crime prevention techniques and CPTED concepts and strategies as this site 
progresses to the final stages.

A copy of this memo will remain on file for future reference.  If there are any questions or 
comments, please contact the Prince William County Police Crime Prevention Unit at 
703-792-7270.
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Fire Marshal's Office - REZ2023-00018

Plan Comments Report

14414  MCGRAWS CORNER DR    
GAINESVILLE  VA 20155

GARDNER PROPERTY

REZ2023-00018 Date:Plan/Case #:

Plan/Case Name:

Plan Case 
Address:

06/10/2024

Reviewed w/Comments

Fire Marshal's Office

Little, ErnestReviewer:

703-792-6883 elittle@pwcgov.org

The following items/issues were noted on your case. Please review and provide a letter responding to 
these comments, along with revised plans and proffers.  Please be advised that staff might not identify 
all of the issues that arise during the case review and public hearing process.  In addition, the solutions 
to the issues identified in this correction report might not be the only solutions, but are thought to be 
the most desirable solutions as determined by staff.  Please note that any modifications will result in 
further review by pertinent agencies and staff, and could result in changes to the analysis and/or any 
recommendations.

Section I - Comments that Require Applicant's Response: 

SEE SECTION II

Section II - Questions/General Information:

1.01- Fire/Rescue station 4 is the first due fire/rescue resource.
1.02- The facility is within the required 4 minute travel time for Basic Life Support and Fire.
1.03- The facility is within the required 8 minute travel time for Advance Life Support.
1.04- Fire/Rescue Station 2 responded to 4,605 incidents in FY22.
1.05- The workload capacity for Fire/Rescue Station 2 is 4,000 incidents per year.
1.06- Data Centers have several requirements that will be addressed at the time of site plan.
The following is a list of some of the requirements.

DATA CENTER CONSIDERATIONS
I. Fire hydrant and fire department connection locations.

a. A fire flow of a minimum of 2,500 gallons a minute must be available for fire
protection. This requirement is on top of the sprinkler and domestic flow demands
for the structure.

b. A maximum of 300 feet from a fire hydrant to any point on the exterior wall
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Fire Marshal's Office - REZ2023-00018

measured as a fire hose would be laid and not by arc.
c. Fire hydrants must be a minimum of 50 feet from the structure protected. In some

cases, where two data centers are constructed parallel to each other fire hydrants
may need to be provided on both sides of the separating access way.

d. A fire hydrant must be provided within 100 feet of the sprinkler fire department connection
and there be a clear and unobstructed line of sight between the fire hydrant and the fire 
department connection.

e. Fire hydrants and fire department connections cannot be located inside fences enclosures
such as generator and equipment yards.

f. A fire department connection is required to be located on the front of the building.
g. Free standing fire department connections have additional requirements which must be met.

The Fire Marshal’s Office prefers wall mounted fire department connections versus remote 
connections.

II. Fire Department access.
a. Electric security gates must be provided with approved “click to enter” connection to the

County Radio system.
i. If the gate is staffed 24/7/365 a DCSM technical waiver can be applied for to waive the

“click to enter” equipment.
b. A 9-foot wide space must be provided in front of the main entrance where vehicle parking

is adjacent to the building and not separated by a fire lane.
c. All portions of the exterior wall must be within 150 feet of a fire department access point.
d. Regarding generator and equipment yards a plan of how the requirement in item a is met

must be provided and it show:
i. Details on any fencing and gates surrounding the area prohibiting direct and free

access.
ii. Provision for access to the area in the form of a knox box containing keys to gates in

fencing.
Any obstruction that would delay access to the wall(s) and provisions of how the obstruction 
would be resolved permitting free access to the blocked area.
Non-vehicular Fire department access needs to be free and clear for a width of 10 feet and 
height of 10 feet.

e. If a structure is to be constructed in phases, a temporary fire department access road may
be required if an exterior wall fails to comply with the requirements of item c above.

f. Fire Department access roads must be able to accommodate 80,000-pound, three axle, 45
foot long fire apparatus. Such access must be a minimum of 20 feet in width, 13 foot 6 inches in 
height, and a maximum 8 inches vertical projection.

g. If the length of a fire department access road exceeds 150 feet, from the point of entry,
an approved turn-a-round must be provided at the end of the road.

h. Fire Department access roads must have provisions to maintain access in any adverse
weather conditions.

i. Fire lanes are NOT required on streets or roads 36 feet or wider in width.
ii. Fire lanes must be provided on streets less than 36 feet in width to allow fire depart

access to entry points or other critical fire protection equipment.
k. A fire lane plan must be submitted for review and approval for fire lanes in item j above.
l. Underground storm water management facilities located within 100 feet of the building

perimeter must be marked with signage indicating the presence of the facility and its load 
carrying capability.

III. Fire Protection.
a. A standpipe system must be provided in accordance with the USBC in structures where the

building is four stories in height above or below grade plane, the floor level of the highest story is 
greater than 30 feet above the lowest level of Fire Department access, or where the floor level of 
the lowest story of the is more than 30 feet below the highest level of Fire Department access.

b. If a structure has an occupied floor located more than 75 feet above the lowest level of
Fire Department vehicle access it is considered a high rise building by the USBC.

c. Fire pumps must be sized to provide adequate pressure at the required flows.
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Fire Marshal's Office - REZ2023-00018

d. Fire pumps serving more than one structure have additional requirements that need to be
met to assure adequate redundancy is provided.

e. Underground fire lines must have profiles provided, with the site plan, where they cross
other open air utility lines such as storm or rainwater drain lines if the distance between the 
affected lines is 36 inches or less. If an insulation package is involved, details of the package to 
include r value calculations, materials to be used as part of the package, and other construction 
information.

f. Generators using flammable or combustible liquids must have an emergency spill control plan
submitted for review and approval by the Fire Marshal’s Office.

g. Emergency power supplies using Lithium-Ion and similar technologies have maximum
allowable quantities that will require a hazard mitigation analysis be submitted for review and 
approval by the Fire Official.

2.01 - Fire/Rescue station 4 is the first due fire/rescue resource.
2.02 - The facility is inside the required 4 minute travel time for Basic Life Support and Fire.
2.03 - The facility is within the required 8 minute travel time for Advance Life Support.
2.04 - Fire/Rescue Station 4 responded to 4,972 incidents in FY23.
2.05 - The workload capacity for Fire/Rescue Station 4 is 4,000 incidents per year.
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Historical Commission - REZ2023-00018

Plan Comments Report

14414  MCGRAWS CORNER DR    
GAINESVILLE  VA 20155

GARDNER PROPERTY

REZ2023-00018 Date:Plan/Case #:

Plan/Case Name:

Plan Case 
Address:

08/06/2024

Reviewed w/Comments

Historical Commission

Brzyski, ToniReviewer:

703-792-6832 abrzyski@pwcgov.org

The following items/issues were noted on your case. Please review and provide a letter responding to 
these comments, along with revised plans and proffers.  Please be advised that staff might not identify 
all of the issues that arise during the case review and public hearing process.  In addition, the solutions 
to the issues identified in this correction report might not be the only solutions, but are thought to be 
the most desirable solutions as determined by staff.  Please note that any modifications will result in 
further review by pertinent agencies and staff, and could result in changes to the analysis and/or any 
recommendations.

Section I - Comments that Require Applicant's Response: 

SEE ATTACHED

Section II - Questions/General Information:

NO RECOMMENDATIONS DOCUMENTED.
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Land Dev Case Manager - REZ2023-00018

Plan Comments Report

14414  MCGRAWS CORNER DR    
GAINESVILLE  VA 20155

GARDNER PROPERTY

REZ2023-00018 Date:Plan/Case #:

Plan/Case Name:

Plan Case 
Address:

07/22/2024

Reviewed w/Comments

Land Dev Case Manager

Westerman, WilliamReviewer:

703-792-6861 wwesterman@pwcgov.org

The following items/issues were noted on your case. Please review and provide a letter responding to 
these comments, along with revised plans and proffers.  Please be advised that staff might not identify 
all of the issues that arise during the case review and public hearing process.  In addition, the solutions 
to the issues identified in this correction report might not be the only solutions, but are thought to be 
the most desirable solutions as determined by staff.  Please note that any modifications will result in 
further review by pertinent agencies and staff, and could result in changes to the analysis and/or any 
recommendations.

Section I - Comments that Require Applicant's Response: 

SEE ATTACHED

Section II - Questions/General Information:

NO RECOMMENDATIONS DOCUMENTED.
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Department of Development Services 
Land Development Division 

5 County Complex Court – Suite 180, Prince William, Virginia 22192 • 703-792-6830 | www.pwcgov.org/LDD 

SUMMARY LETTER 

July 22, 2024 

Prince William County Planning Office 
Vanessa Watson 
5 County Complex Court, Suite 210 
Prince William, VA  22192 

RE: Case Number:  REZ2023-00018 
Case Name:  Gardner Property 

Dear Ms. Watson: 

I have completed review and have the following comments regarding the above referenced 
project: 

1) NON-ENGINEERING COMMENTS:

a) Development Services – Land Planning Division, 703-792-6861

Section I – Requirements/Deficiencies: 

Code/Code 
Section/Detail 

Comment: 

1. Recommend modifying Proffer 4 to include a restriction to the height of 
rooftop mechanical equipment and elevator over-rides on the building. 
The modified proffer excluded rooftop equipment and elevator over-
rides from a maximum height.  It is recommended that a maximum 
height for rooftop equipment and elevator over-rides also be listed in 
the proffer conditions. 

2. Proffer 6, revise: “Prior to requesting a building permit release letter…” 
to “Two weeks prior to requesting a building permit release letter…” 

3. Revise Proffer 9:  Provide clarity on who the Sustainability Officer is.  Is 
this a county employee, or a developer’s rep?  Revise the proffer to 
generally state that “confirmation by the Sustainability Officer of suitable 
sustainability measures should be provided to Land Development prior 
to final site plan approval.” 

4. Proffer 11: If substations are not subject to the levels enumerated in this 
proffer as stated in the last sentence, provide sound level requirements 
for the substation. 

If you have any further questions about the comments, please feel free to contact me at 
(703) 792-6861.

http://www.pwcgov.org/BDD


To check the status of your project, please log on to: 
https://egeportal.pwcgov.org/CAPSite/Public/Main  
Sincerely, 

Bill Westerman 
Development Services  
Land Division 
W: 703-792-6861 
C: 202-494-5436 
WWesterman@pwcgov.org 

mailto:email@pwcgov.org
https://egeportal.pwcgov.org/CAPSite/Public/Main
mailto:WWesterman@pwcgov.org


Long Range Planning - REZ2023-00018

14414  MCGRAWS CORNER DR    
GAINESVILLE  VA 20155

GARDNER PROPERTY

REZ2023-00018 Date:Plan/Case #:

Plan/Case Name:

Plan Case 
Address:

Plan Comments Report
Long Range Planning 
Reviewed w/Comments

Mccaskill, MarkReviewer:

703-792-6856 MMcCaskill@pwcgov.org

The following items/issues were noted on your case. Please review and provide a letter responding to 
these comments, along with revised plans and proffers.  Please be advised that staff might not identify 
all of the issues that arise during the case review and public hearing process.  In addition, the solutions 
to the issues identified in this correction report might not be the only solutions, but are thought to be 
the most desirable solutions as determined by staff.  Please note that any modifications will result in 
further review by pertinent agencies and staff, and could result in changes to the analysis and/or any 
recommendations.

Section I - Comments that Require Applicant's Response:

General Comment - General Comment/Correction

REZ2023-00018 – Gardner Property - Long Range Comments – Mark McCaskill, AICP 
04-27-2023
The parcel identified by GPIN 7397-35-2804 has a verification for a Nonconforming Use for
14 Mobile Homes (NCU1995-0023).  In addition, neighboring parcels identified by GPINs
7397-25-6428, 7379-34-3968, 7397-34-7736, 737-34-9643, and 7397-44-0054 appear to
operate as a year-round campground with mobile housing units of various configurations
as indicated by aerial imagery.
Mobile homes often represent “naturally occurring” or unsubsidized affordable housing.
The guiding principles of the Housing Chapter of the Comprehensive Plan (Adopted
December 13, 2022) are as follows:
• Quality, price-appropriate housing - housing that costs 30% of the household’s annual
gross income or less, that meets the needs of all current and future residents.
• Implicit in this idea of attainability is the idea that a range of housing options (type,
size, tenure, cost) should exist in the local market for a range of household income bands
and preferences to support existing and new residents regardless of income.
• Housing is directly tied to public policy priorities such as economic development,
education, transportation, environment, and health. (Page 1).
In addition, the following Action Strategies in the Housing Chapter of the Comprehensive
Plan are relevant:
• H1.2:  “Identify and quantify aging housing stock, to support the conservation of
stabilization of neighborhoods and encourage rehabilitation and other initiatives that will
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Long Range Planning - REZ2023-00018

spur new investment, revitalize, and promote the preservation of these communities. 
These initiatives facilitate the preservation of “naturally-occurring” or unsubsidized 
affordable housing and discourages gentrification which would result in the involuntary 
relocation of residents.” (Page 5)

• H3.6:  “Research options to encourage the preservation of naturally occurring
affordable housing (i.e., programs that allow tenants or non-profit organizations to
purchase these homes using a subsidy and, in exchange, regulate the rents to make them
permanently affordable to lower-income residents.” (Page 12)

• H3.7:  “Consider rezoning existing non-conforming mobile home parks to the RMH,
Residential Mobile Home zoning district to eliminate the burden of maintaining
non-conforming lot status for the property owner and to encourage preservation of mobile
home parks.” (Page 12)

The applicant should indicate whether the “naturally occurring” affordable housing will be 
preserved in some manner, or if there is a different plan to provide affordable housing to 
replace the displacement of naturally occurring affordable housing resulting from the 
proposed redevelopment.
A portion of the parcel identified by GPIN 7397-24-2642 is in the Residential Neighborhood 
T-4 (RN-4) long-range land use designation. And Portions of the parcels identified as
GPINs: 7397-34-9413 and 7397-24-9409 are in the Office Mixed Use T-3 (OMU-3) long
range land use designation.  Data Centers are not listed as a primary or secondary use in
either RN-4 or OMU-3.

Section II - Questions/General Information:

NO RECOMMENDATIONS DOCUMENTED.
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Planning GIS Specialist - REZ2023-00018

Plan Comments Report

14414  MCGRAWS CORNER DR    
GAINESVILLE  VA 20155

GARDNER PROPERTY

REZ2023-00018 Date:Plan/Case #:

Plan/Case Name:

Plan Case 
Address:

06/14/2024

Review Completed

Planning GIS Specialist

Mccleary, JohnReviewer:

jmccleary@pwcgov.org

The following items/issues were noted on your case. Please review and provide a letter responding to 
these comments, along with revised plans and proffers.  Please be advised that staff might not identify 
all of the issues that arise during the case review and public hearing process.  In addition, the solutions 
to the issues identified in this correction report might not be the only solutions, but are thought to be 
the most desirable solutions as determined by staff.  Please note that any modifications will result in 
further review by pertinent agencies and staff, and could result in changes to the analysis and/or any 
recommendations.

Section I - Comments that Require Applicant's Response:

NO COMMENTS

Section II - Questions/General Information:

NO RECOMMENDATIONS DOCUMENTED.
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Prince William Water (PLN) - REZ2023-00018

Plan Comments Report

14414  MCGRAWS CORNER DR    
GAINESVILLE  VA 20155

GARDNER PROPERTY

REZ2023-00018 Date:Plan/Case #:

Plan/Case Name:

Plan Case 
Address:

07/31/2024

Reviewed w/Comments

Prince William Water (PLN)

Watson, VanessaReviewer:

VWatson@pwcgov.org

The following items/issues were noted on your case. Please review and provide a letter responding to 
these comments, along with revised plans and proffers.  Please be advised that staff might not identify 
all of the issues that arise during the case review and public hearing process.  In addition, the solutions 
to the issues identified in this correction report might not be the only solutions, but are thought to be 
the most desirable solutions as determined by staff.  Please note that any modifications will result in 
further review by pertinent agencies and staff, and could result in changes to the analysis and/or any 
recommendations.

Section I - Comments that Require Applicant's Response:

SEE ATTACHED

Section II - Questions/General Information:

NO RECOMMENDATIONS DOCUMENTED.
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April 20, 2023 

MEMORANDUM 

To: Juana Lozano 
PWC Planning Office 

From: David L. Guerra, P.E. 

Re: REZ2023-00018, Gardner Property 

GPIN (s): 7897-24-2642, 7397-25-6482, 7397-24-7793, 7397-24-9409, 7397-33-5378 
7397-44-2126, 7397-34-9413, 7397-34-9643, 7397-44-0054, 7397-35-2804 
7397-24-5358, 7397-34-7736, 7397-34-3968  

The connection to public water and sewer shall be in accordance with the County’s land use 
policies and regulations. 

The Service Authority’s comments regarding this application are as follows: 

1. No oils, fuels, anti-freeze, solvents or other pollutants or flammable substances shall be
discharged into the public sewer system.

2. Applicant shall size, design and install a Service Authority (or PWC) approved grease trap
on-site and submit an Industrial Users Survey, if required by the Service Authority.  The
applicant shall properly maintain the grease trap to prevent grease build-up in the force main
or gravity sewer.

3. Fire sprinkler systems shall incorporate a county approved backflow prevention device and
be designed to eliminate water hammer.

4. Grinder pumps in the sanitary sewer system may be required.

5. The applicant shall install a county approved, adequately sized backflow prevention device
on the water service line. This device shall be on the customer side of the water meter and
before any point of use fixture of the on-site plumbing system.

6. For any proposed landscape irrigation system, the applicant shall demonstrate to the
Service Authority that there is no detrimental effect on the Service Authority’s water
distribution system and service pressure to the community. Irrigation systems shall be
represented as a collective maximum hour demand for the hydraulic modeling of the
proposed water system, both with and without a simultaneous fire flow event.

4 County Complex Court 
Woodbridge, VA 22192 

Division of Engineering & Planning 
Samer S. Beidas, P.E., CCM, Director 

Phone (703) 335-7900 
www.pwcsa.org 



PWC Planning Office 
Page 2 of 2 
REZ2023-00018 

7. All on-site and off-site water system improvements necessary to mitigate the impact of the
proposed irrigation system demands shall be the responsibility of the applicant.

8. The Service Authority has an existing onsite 12-inch water main near the southwest corner
of the site and existing 12-inch water mains in Noland Road and Hillwood Drive, with
availability of capacity determined in conjunction with plan submission.  The developer will
be required to provide a looped onsite configuration connecting to multiple supply sources
for redundancy and reliability. All connections to the public water system shall be in
accordance with the Service Authority’s USM requirements and restrictions.

9. The Service Authority has an existing onsite 24-inch gravity sewer main routed through the
western portion of the site, with availability of capacity determined in conjunction with plan
submission. All connections to the public sewer system shall be in accordance with the
Service Authority’s USM requirements and restrictions.

10. Depending on the final configuration of any proposed on-site water mains, additional water
main extensions may be required by the Service Authority to provide adequate fire
protection or satisfy water quality requirements.

11. The applicant shall design and construct all new on-site and off-site water and sanitary
sewer utility improvements necessary to develop the subject property and the above listed
requirements in accordance with the Service Authority’s USM, and County and State
requirements, standards, and regulations. The sizing and configuration of on-site and off-
site utility system improvements will be determined during the preliminary and final plan
review process, based on existing and proposed zonings of surrounding properties and the
policies of the County Comprehensive Plan and Service Authority planning documents. The
design shall be supported by appropriate engineering analysis/modeling of affected existing
utility systems and the proposed new facilities.

12. Approval of a Special Use Permit or the rezoning of a property does not guarantee or assure
water and sanitary sewer capacity availability for development of said property. Available
utility system capacities are allocated on a first-come-first-served basis to zoned properties
having approved final site/subdivision plans upon filing the required application and full
payment of all associated utility fees/charges.



Division of Engineering and Planning 

Samer S. Beidas, P.E., CCM, Director 

Prince William Water’s previous comments regarding the referenced rezoning application 

dated April 20, 2023 (copy enclosed) are still valid and shall be applied to the proposed 

development.



Transportation Dept - REZ2023-00018

Plan Comments Report

14414  MCGRAWS CORNER DR    
GAINESVILLE  VA 20155

GARDNER PROPERTY

REZ2023-00018 Date:Plan/Case #:

Plan/Case Name:

Plan Case 
Address:

07/22/2024

Reviewed w/Comments

Transportation Dept

Barrett, BryceReviewer:

703-792-6824 BBarrett@pwcgov.org

The following items/issues were noted on your case. Please review and provide a letter responding to 
these comments, along with revised plans and proffers.  Please be advised that staff might not identify 
all of the issues that arise during the case review and public hearing process.  In addition, the solutions 
to the issues identified in this correction report might not be the only solutions, but are thought to be 
the most desirable solutions as determined by staff.  Please note that any modifications will result in 
further review by pertinent agencies and staff, and could result in changes to the analysis and/or any 
recommendations.

Section I - Comments that Require Applicant's Response: 

SEE ATTACHED

Section II - Questions/General Information:

NO RECOMMENDATIONS DOCUMENTED.
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(1) To be completed by Applicant/Engineer. Date of Response is required.
(2) The PWC reviewer is responsible for the final disposition of all comments. REVISED JANUARY, 2019  

PRINCE WILLIAM COUNTY DRAFT 
DEPARTMENT OF TRANSPORTATION 

PROJECT REVIEW 
COMMENT AND RESOLUTION SHEET 

TIA REQUIRED

COMMENT CATEGORIES: 
1. CORRECTIONS
2. RECOMMENDATIONS
3. CLARIFICATIONS

COUNTY PROJECT NUMBER:  REZ2023-00018 DEVELOPER/ENGINEER:  URBAN, LTD 
4200 D TECHNOLOGY COURT 
CHANTILLY, VA 20151 

REVIEWER(S):   BRYCE BARRETT
BBARRETT@PWCGOV.ORG  

DATE:   7/22/2024 

TYPE & SUBMITTAL # REZONING SECOND 
SUBMISSION 

PROJECT NAME: GARDNER PROPERTY 

ITEM 
NO. DWG. NO.(1) COMMENTS COMMENT

CATEGORY RESPONSE: MAY 17, 2024 FINAL DISPOSITION 

1.01 General 

Staff have received an initiation request for 
a Comprehensive Plan Amendment to 
remove McGraws Corner Drive from the 
Comprehensive Plan. Staff’s review of the 
Rezoning application will be contingent 
upon initiation and concurrent review of 
the CPA. 

3 Comment acknowledged. No further action is 
required. 

1.02 General 

The Applicant identifies the vacation of 
right of way for McGraws Corner Drive, 
Gardner Manor Place and Hillcrest Farm 
Lane. McGraws Corner Drive is currently 
owned by the County and Gardner Manor 
Place and Hillcrest Farm Lane are owned by 
VDOT. The Ownership of these properties 
should be noted on the GDP. 

1 

Road labels have been revised accordingly for 
these three roads to identify ownership, see 
the revised MZP, which is provided with this 
resubmission. 

This issue has been 
adequately addressed. 

1.03 General 
The Applicant has proposed to pursue the 
abandonment of McGraws Corner Drive, 
Gardner Manor Place and Hillcrest Farm 

1 
The unbuilt segment of Noland Road ROW is 
now proposed to be abandoned and added 
as part of the subject property. A 50 ft. ROW 

Staff recommend additional 
language be added to 
Proffer 26 in the event off-

mailto:BBarrett@pwcgov.org
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(1) To be completed by Applicant/Engineer. Date of Response is required.
(2) The PWC reviewer is responsible for the final disposition of all comments. REVISED JANUARY, 2019  

Lane. Should these abandonments be 
approved, there will be no need for the 
extension of Nolan Road. Therefore, staff 
recommends the unconstructed portion of 
Nolan Road be included in the 
abandonment request with the exception 
of land required to construct a cul-de-sac at 
the terminus of the existing segment. 
Additionally, the Applicant should proffer 
to construct this cul-de-sac following 
successful abandonment of the identified 
portion of Nolan Road. 

cul-de-sac reservation has been located at 
the intersection of the existing Noland Road 
and Gardner Park Drive centerlines which 
requires some ROW dedication form the 
subject property, show on the MZP sheets 02 
and 04. Note that a 50’ ROW reservation for 
a cul-de-sac at this location appears to 
encroach into offsite parcel identified as GPIN 
7397-33-5862 south of the subject property, 
and will require off-site negotiation for the 
needed right-of-way. 

site ROW is not acquired, 
alternative compliance shall 
be provided as approved 
VDOT and PWCDOT. 

1.04 General 

Hillwood Drive has an existing sidewalk 
along portions of the site’s frontage. The 
Applicant should provide a sidewalk along 
the entire site frontage on Hillwood Drive. 

1 

Curb and gutter and sidewalk along Hillwood 
Drive frontage has been provided with a 4 ft. 
landscaping strip between the curb and the 5 
ft. sidewalk. See Sheets 02 and 04 of the GDP. 

This issue has been 
adequately addressed. 

1.05 TIA 

The development adds considerable traffic 
to the right turn movement at intersection 
#2. Since this is a drop lane condition from 
the SB Route 55 ramp, a weaving analysis 
should be performed for this movement. 

1 

Comment acknowledged. A weaving analysis 
is included in the revised submission of the 
TIA. The weaving analysis results show 
weaving conditions are acceptable, with LOS 
A for the AM peak hour and LOS B for the PM 
peak hour based on HCS results. Additionally, 
the queuing observed for the westbound 
right movement onto McGraws Corner Drive 
is minimal in 2027 Future with Development 
conditions. 95th percentile queues of 38 feet 
in the AM peak hour and 27 feet in the PM 
peak hour were observed based on Synchro 
results for this westbound right movement. 

This issue has been 
adequately addressed. 
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REZ2023-00018 Date:Plan/Case #:

Plan/Case Name:

Plan Case 
Address:

Pending

VDOT Fairfax

Barrett, BryceReviewer:

703-792-6824 BBarrett@pwcgov.org

The following items/issues were noted on your case. Please review and provide a letter responding to 
these comments, along with revised plans and proffers.  Please be advised that staff might not identify 
all of the issues that arise during the case review and public hearing process.  In addition, the solutions 
to the issues identified in this correction report might not be the only solutions, but are thought to be 
the most desirable solutions as determined by staff.  Please note that any modifications will result in 
further review by pertinent agencies and staff, and could result in changes to the analysis and/or any 
recommendations.

Section I - Comments that Require Applicant's Response:

COMMENTS PENDING

Section II - Questions/General Information:

NO RECOMMENDATIONS DOCUMENTED.
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REZ2023-00018 Date:Plan/Case #:

Plan/Case Name:

Plan Case 
Address:

07/24/2024

Reviewed w/Comments

Watershed Management

Flanagan, JuliaReviewer:

703-792-7208 jflanagan@pwcgov.org

The following items/issues were noted on your case. Please review and provide a letter responding to 
these comments, along with revised plans and proffers.  Please be advised that staff might not identify 
all of the issues that arise during the case review and public hearing process.  In addition, the solutions 
to the issues identified in this correction report might not be the only solutions, but are thought to be 
the most desirable solutions as determined by staff.  Please note that any modifications will result in 
further review by pertinent agencies and staff, and could result in changes to the analysis and/or any 
recommendations.

Section I - Comments that Require Applicant's Response: 

SEE ATTACHED 

Section II - Questions/General Information:

NO RECOMMENDATIONS DOCUMENTED.
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ENVIRONMENTAL MANAGEMENT COMMENTS 

PROJECT: Gardner Property 

PROJECT#: REZ2023-00018 

FROM:  Benjamin Eib, Assistant Chief of Watershed Management Branch 

REVIEWERS: Julia Flanagan (Arborist), Clay Morris (Environmental Engineer) 

DATE:   July 22, 2024 (2nd submission) 

REQUEST:  Rezone 82.67 acres from A-1 and B-1 to PBD (Planned Business District) with 
an M-2 Light Industrial Land Bay for data center uses and an electric substation.  Currently the 
site is planned for Office/Mixed Use (OMU-3) at the southern end and Industrial uses (I-3) at the 
northern end. 

SITE: Subject property has some existing mobile home and RV park development 
with the remainder being forest, RPA, wetlands, and floodplains.  Steep slopes with highly 
erodible soils border and lie within the RPA.  There are 35 specimen trees.  One pad site has 
been cleared at the southeastern side of the site.  This site is not within the Data Center 
Opportunity Overlay District.   

COMMENTS: 
I. Anticipated Impacts on Goals, Policies and Action Strategies of the Comprehensive Plan

Natural Resources 
2.1 (Updated Comment) This site contains substantial area of Environmental Resources 
(ER).  Numerous Comprehensive Plan Policies and Action Strategies speak to protecting and 
preserving natural resources (See DES-12.1, 12.2, 12.3 and 12.5; EN-1.3 and 1.7; EN-4.8; EN-
5.1, 5.3, , 5.17, 5.19; EN-6.10; EN-9.10; EN-10; DES-9.4; EN-3.7 and 3.13). Minimization of 
forest fragmentation, designing to preserve areas that connect to adjacent preserved areas and 
preservation of sensitive environmental features are key to good quality land development.   

One intent of rezonings is for the Applicant to show how their proposal goes above and 
beyond the minimum requirements of the Zoning Ordinance and DCSM to meet the intent and 
policies of the Comprehensive Plan.  With this submission the Limit of Disturbance (LOD) 
has been revised to add 2 areas of undisturbed forest cover to the proposal.  The RPA onsite is 
approximately 26.36 acres.  This represents about 32% of the Gross Site Area (GSA) and 82% 
of all undisturbed area proposed.  There are 29.19 acres of ER onsite of which 1.94 acres is 
proposed to be disturbed. To meet the policies of the Comprehensive Plan, staff recommends 
the Applicant: 

a. (Updated Comment) Create an area of Natural Open Space at the northern end of
the site, starting north of the existing pond, between the RPA and the railroad,
where the substation is shown.  This would provide additional buffering for the
residences to the north, preserve native hardwood forest contiguous to the existing
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preserved forest to the west, and preserve 5 more specimen trees.  With this 
submission a change has been made, but not close to the full extend recommended 
by staff. 

b. (Repeat Comment) Preserve the 2 areas of steep slopes with highly erodible soils
along 2 intermittent stream channels connecting to the RPA. (EN-5.1)

c. (Repeat Comment) Preserve the existing trees in the 50’ perimeter buffer along the
railroad.

d. Proffer to the above preservation areas.

2.2 On the ECA (ZO 32-700.21.6; EN-1.2, Reference Manual): 
a. Revise the LOD line in accordance with comments below.
b. (Updated Comment) Show and label the areas of suitable/preferred habitat for the

Wood Turtle and Brook Floater.  Since habitat for these two species apparently
occurs onsite showing them on the ECA and GDP is appropriate based on EN-5.17
and 5.15.  See below.

c. (Repeat Comment) Please show the ER boundary large and easily visible.
d. The table labeled “Environmental Resources” states that 22 acres of tree cover are

proposed to be saved and 32 acres of land is proposed to remain undisturbed.  Since
all but about 3 acres of the area outside the proposed LOD is forested, how do you
arrive at these numbers?

2.3 (Repeat Comment) Should suitable habitat for the Wood turtle occur onsite, preservation 
of this habitat is called for by EN-5.15 and 5.17 which calls for the identification, management 
and protection of wildlife and especially critical habitats where these species could occur.  To 
know where their habitat is it needs to be shown in the rezoning documents, such as the ECA 
and GDP Open Space Plan (See also EN-5.15).  Also,  EN-1.3 speaks to preserving open space 
for habitat of special concern.  Staff recommends the Applicant provide the survey for suitable 
habitat for the Wood Turtle with this application.  If suitable habitat is determined to occur 
onsite, then staff recommends the Applicant set aside that habitat as conservation area. 

Landscaping 
2.4 The Land Use Plan anticipates any new use abutting the existing retail uses to the south 
be of similar nature (OM-3, office and mixed-uses) not the industrial use proposed.  Further, 
the proposed data center is outside the existing Data Center Opportunity Overlay District. 
Given this, staff recommends the Applicant provide the 50’ wide, Type C buffer meeting 320 
pu/100lf which is required in the PBD along the entirety of the southern boundary of the site. 
(DES-1.1) 

II. Site Specific Concerns:
2.5 On the GDP, please provide the following: 

a. Show site layout to include how the interior parking lot landscaping requirement
will be met. (DCSM 802.44)

b. Show the PBD required 50’ perimeter buffer along all perimeter boundaries.
c. The application states one land bay may be rezoned to M-2.  Show where this is.
d. Under Note #4 on Sheet 2 of 5 the note states “Total Area to Be Rezoned M-2:

82.67 AC”  Please revise this to reflect the intent to rezone to PBD.
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2.6 Staff has not had the opportunity to walk this site.  Additional comments may result from 
a site visit. 

III. Conflicts with Minimum Development Standards:
2.7 The Planned Business District requires the Applicant to provide a minimum 50’ wide 
buffer around the entire perimeter of the site.  Since the prior (1st) submission was to rezone to 
M-2 this was not required.  But it is with this PBD zoning request.  Please show this buffer
provided throughout.  ZO 32-405.4.5 also calls for this buffer to be provided by preserving the
existing forest cover.  Please revise the proposed LOD to preserve the existing forest cover
within the buffer where it occurs and supplemental planting where it does not occur.
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