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Brief Overview 
 

Have you ever imagined living in a neighborhood where you can walk to a cafe to get a cup of coffee or to a 

restaurant to get dinner without having to get into your automobile to reach these retail services? For several 

years, the Planning office worked with the community and stakeholders to make this a possibility. Prince William 

County adopted a new Mixed-Use Zoning District which creates opportunity to achieve more efficient and 

environmentally friendly use of land within the County. This new district provides a flexible land development 

zoning category intended to encourage a mix of residential and commercial uses in a single zoning designation for 

multiple, integrated and related buildings that can be used as a tool to implement the long-range vision of the Small 

Area Plans. 

This new zoning district will allow for developments similar to Belmont Bay or Neabsco Commons in Prince 

William County, One Loudoun in Loudoun County and the Mosaic District in Fairfax County but placing greater 

emphasis on multi-modal oriented opportunities that encourage connectivity through pedestrian, bicycle, and 

transit networks. A variety of complementary uses allows any development within the district the ability to adapt 

to changing real estate market conditions thereby reducing the 

number of vacancies which helps the County’s local economy.   

Altogether, this new Mixed-Use Zoning District is an important 

tool that provides opportunities for creating distinctive, attractive 

communities and desirable, well-designed neighborhoods that 

enhance the overall quality of life while establishing a strong 

sense of place in Prince William County.
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The Challenge 

 
Like most communities, the existing zoning regulations 

within the County focused on lists of uses and 

development standards with an emphasis on separating 

buildings with yards and buffers and accommodating the 

needs of automobiles. Over the years, this approach of 

separating uses has contributed to sprawl development 

and heavy reliance on the automobile. To complicate the 

matter, many of the existing zoning districts lack 

flexibility to deal with changes in the market conditions 

as they emerge, resulting in a slow process of 

responding and adapting to changes once they occurred.  

Equally important, there was a disconnect between 

existing regulations and the long-range vision of the 

small area plans, leaving the County with a lack of 

implementation tools. In order to implement the vision 

of Small Area Plans within the County, as vibrant mixed-

use multimodal centers, the establishment of a new 

flexible zoning district was necessary.  

As a result, the challenge was to find an effective and 

versatile way to create a zoning district that could help 

implement the adopted small area plans, address the 

lack of flexibility in the existing ordinance, and 

incorporate the Ten Principles of Smart Growth. 
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The Solution 

 
Contemporary planning acknowledges mixed-use 

developments as being an effective means to 

accommodate planned economic growth, leverage past 

infrastructure investments, reduce travel needs, 

promote compact walkable developments as well as 

improve public health. The establishment of a new 

Mixed-Use District (MXD) consisting of a family of mixed-

use zones intended to encourage a mix of residential 

and commercial uses in a single zoning designation for 

multiple, integrated and related structures will provide 

County with tool to address the concerns of 

implementing the small area plans and improving 

redevelopment by allow the flexibility to adjust to market 

conditions and establish sustainable communities.  

On June 21, 2016, the Board of County Supervisors 

initiated a Zoning Text Amendment (ZTA) to allow 

flexibility in the mix of uses and development standards 

for mixed-use developments. The initiation was at the 

recommendation of the Commercial Development 

Committee (CDC) and supported by staff. The CDC was 

established by the Board of County Supervisors (BOCS) 

to assist the County with developing recommendations 

to improve the development process for commercial 

projects.    
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The BOCS directed county staff to incorporate the  

Following mixed-use concepts into the ZTA: 

• Allow flexibility in the mix of uses and 

development standards for mixed-use developments; 

• Revise to current market standards (uses, 

definitions, buffers, etc.); 

• Allow the market to determine the mix of 

industrial, commercial, and office; 

• Create a separate development standards 

section for only mixed-use development; 

Address mixed uses within a single building; 

• Add a mix of uses within industrial districts; 

• Consider amending the B-1, General Business, 

and M-1, Heavy Industrial & M-2, Light Industrial zoning 

districts to allow indoor recreation facilities; and 

• Consider provisions for Floor Area Ratios (FAR) to 

allow them to be satisfied by multiple lots. 

Following the BOCS’s direction, Planning staff began 

moving forward with the research for a Zoning Text 

Amendment (ZTA) 2016-00020, Mixed-Use Zoning 

District. Furthermore, Planning staff applied for and was 

awarded a grant from the Metropolitan Washington 

Council of Governments (MWCOG) Transportation Land-

Use Connections (TLC) Program to procure a consulting 

firm (Renaissance Planning Group) to assist with the 

development of a report with recommendations as well  
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as a proposed text language related to Mixed Use Zoning 

Districts. Staff gathered input from the Commercial 

Development Committee (CDC) and Development 

Ordinance Review Committee (DORAC), Commercial Real 

Estate Development Association (NAIOP), Northern 

Virginia Builders Association (NVBIA) as well as other 

stakeholders in the community. In addition, staff 

researched other jurisdictions’ policies regarding mixed-

use development. As a result, a draft text and concepts 

were developed to establish a new zoning district. The 

core guidance of this new district was centered on the 

form and character of the development.  Another 

integral part of the new district was the concept of 

transects and densities based on multimodal design 

planning. In addition, staff realized that this new zoning 

district would require changes to the County’s Design 

and Construction Standards Manual for consistency and 

to properly implement the Mixed-Use Zoning District.  

Prince William County Planning Office began to hold a series 

of internal and external stakeholder meetings to gather 

input. The draft plan was presented to the Planning 

Commission through a series of work sessions and a public 

hearing. The Planning Commission recommended approval 

of the Mixed-Use District text language. Based on the 

feedback from the Planning Commission, staff modified the 

language tailored to the conditions and characteristics of  
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Prince William County. The plan was presented to the Board of County Supervisors in a work session and 

subsequently a public hearing.  Many people testified in support of the new district, citing that the forward-thinking 

out-of-the-box approach is what jurisdictions needs for long-term success. The Mixed-Use Zoning District was 

adopted by  the Board of County Supervisors on March 2, 2021. 

 

Program Results 

Following the adoption of this new zoning district, Planning staff set up training for other County agencies on the 

details of the Mixed Use Zoning District and this was followed by community outreach events to educate the public 

and the development community. The recent adoption of several small area plans coupled with this new 

innovative zoning district have played an important role in attracting several applications of large town centers, 

mixed-use and innovative development projects for Prince William County. 
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Executive Summary 
 

The Mixed-Use Zoning District (MXD) was adopted by Prince William County to address concerns and limitations 

associated with existing zoning ordinance. The new zoning district was developed through a collaborative effort 

consisting of extensive input through internal and external stakeholder meetings. The final text language provides 

a more flexible land development category that promotes transit-oriented development by encouraging a mix of 

residential and commercial uses in a single zoning designation for multiple, integrated, and related structures on a 

single parcel or group of parcels to achieve efficient use of land and design flexibility not otherwise possible. The 

form based design of this new district ensures a more compact multimodal development that ensures a more 

balanced transportation systems that support walking, bicycling, and public transit, as well as driving. Moreover, the 

Mixed-Use Zoning District provides a tool to implement the vision of small area plans within the County while 

offering greater flexibility to deal with changes in the real estate market making it easier for developments to 

reduce vacancies and adapt to demand trends.  

In addition to the aforementioned benefits, the new zoning district will provide livelier community spaces with 

public gathering places that are integrated with a variety of shops, restaurants, and entertainment while offering 

opportunities for diversity of housing for people of all incomes and at all stages of life to efficiently use of services 

and infrastructure, resulting in cost savings for the public. 

The Mixed Use Zoning District can be found on the Prince William County-Code of Ordinances website using the 

following link: 

https://library.municode.com/va/prince_william_county/codes/code_of_ordinances?nodeId=CH32ZO_ARTIIIAGREDI_

PT307MIUSDI  

 

https://library.municode.com/va/prince_william_county/codes/code_of_ordinances?nodeId=CH32ZO_ARTIIIAGREDI_PT307MIUSDI
https://library.municode.com/va/prince_william_county/codes/code_of_ordinances?nodeId=CH32ZO_ARTIIIAGREDI_PT307MIUSDI
https://library.municode.com/va/prince_william_county/codes/code_of_ordinances?nodeId=CH32ZO_ARTIIIAGREDI_PT307MIUSDI
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