






 

 

14 January 2018                      Page 1 of 4 
 
SUBJECT: REZONING & SPECIAL USE PERMIT - NARRATIVE 
        PARSONS BUSINESS  PARK           
 
1.  LAND USE: 
 
The site is zoned A-1 and used as a farm where they sell mulch, topsoil, fill dirt, wood 
chips and other landscape materials. There is a farmhouse/office on the property and 
several other agricultural outbuildings. In addition to the Parsons property, the adjoining 
parcel owned by Napier with a single family dwelling is also included in the rezoning. 
 
 The properties are bordered by the following: 
 
 - North: Six Towers Road runs along the north of the property. There are 5 A-1 zoned 
parcels there and 4 with residential dwellings. Two of the four dwellings are owned by 
Mr. Parsons. On the North East corner of the property is another A-1 Zoned property 
with a residential dwelling.  
 
- East: The property is bordered on the east by the Prince William County Landfill. 
 
- South: The property is bordered on the south by a recently rezoned Industrial Parcel 
that has a Heavy Equipment storage yard and a vacant A-1 zoned property. 
 
- West:  The property is bordered on the west by Dumfries Road. Across Dumfries Road 
is another property owned by Mr. Parsons that is currently undergoing a mixed use 
rezoning.  
 
The proposed use of the property is as an industrial park with a variety of business. The 
size of each individual lot will be as required by that particular business. A portion or 
the property near the existing traffic light will reserved for retail type businesses 
and B-1 Zoning. Also, at the existing light intersection, a fuel station with service 
for Trucks is proposed. A Special Use Permit application has been submitted for 
this use on 3.69 acres of the property. 
 
The maximum height and floor area ratio (FAR) on the property will comply with the “by 
right” permitted ratios in the M/T and B-1 zoning districts accordingly.   
 
A 30 ft. buffer is proposed along the north side of the property to mitigate the impact to 
the existing dwelling. Also, a 20 foot landscape buffer is proposed along Dumfries Road 
to mitigate the visual impact of the proposed development from the highway. 
 
A Regional Stormwater Management pond – “wet pond” is proposed to serve the entire 
development. No waivers or modification to the DCSM are proposed for this project.   
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2.  COMMUNITY DESIGN: 
 
The site will be developed with significant landscaping across the property frontage with 
a 30 foot landscaped buffer opposite the existing residential dwelling.  
 
There will be street trees planted along the proposed public roadways shown on the 
General Development Plan. A site plan for each specific use will be provided to address 
the individual landscaping and parking requirements each business.  
 
There are no historic properties or features associated with the property. The proposed 
stormwater management facility will be a “wet pond” and will be designed as a regional 
facility. 
 
Much of the property has already been disturbed with grade changes with varying 
degrees of cuts and fills, therefore there are not natural or scenic resources to be 
preserved. 
 
3.  CULTURAL RESOURCES: 
 
There are no historic or cultural resources located on or in the immediate vicinity of the 
property.  A Phase I Cultural Resources evaluation is currently being conducted in 
coordination with the County’s Archaeologist. Also, there are no known cemeteries on 
the property. 
 
4.  ECONOMIC DEVELOPMENT:  
 
The proposed zoning is consistent with the County’s economic objectives of promoting 
employment opportunities and enhancing the tax base in Prince William County.  There 
is a shortage of industrial zoned property of this type that can be made available to the 
small business wanting to locate in Prince William County. Also, this site is especially 
suited for larger business wishing to locate in the County.    
 
5.  ENVIRONMENT: 
 
The Environmental Constraints Plan shows the location of the Chesapeake Bay 
Resource Protection are as well as the Jurisdictional Wetland areas. There is  no 
100yr. flood plain located on the property.  The property is partly wooded as much of the 
property has been timbered. The property slopes range from 2% to 25%. There are no 
natural features on the property deserving of special protective measures.  The site will 
be served by a new Regional Stormwater Management facility serving all the lots 
designed with BMP’s to off-set any water quality impacts.   
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The impervious cover of the property at this time is less than 5 % and once developed 
the impervious cover would likely be around 60%.  The uses on the site would be 
served by public water and sewer and therefore have no impact on the groundwater 
supply in the area.  With the development of the property the stockpiles and cut slopes 
will be level and more gentle slopes will result having less impact and can easily be 
mitigated by standard erosion and sediment control practices.  Also the storm water 
management facility will serve as a sediment basin during construction providing an 
extra level of protection. 
 
6.  FIRE & RESCUE: 
 
The property is located within 5 minutes of the Coles Volunteer Fire Department. 
A monetary contribution will be made in accordance with the county’s guidelines to 
offset the impact on the fire and rescue companies. The site will be served by public 
water with on-site fire hydrants meeting commercial level fire flow requirements. 
 
7.  HOUSING:  
 
The proposed rezoning does not have an impact on the Housing Elements of the 
Comprehensive Plan. 
  
8.  LIBRARIES:   
 
The proposed rezoning does not have an impact on the library services and facilities in 
the area.   
 
9.  PARKS AND OPEN SPACE:  
 
The proposed rezoning does not have an impact on the demand for park acreage and 
recreational facilities in the area.   
 
10.  POTABLE WATER:  
 
The property will be served by public water.  The development will connect to the 
existing public waterline along Dumfries Road. 
 
11.  SCHOOLS:  
 
The proposed rezoning does not have an impact on schools in the area.     
 
12.  SEWER: 
 
The property will be served by public sewer.  Sanitary sewer will be extended from the 
existing Powell’s Creek interceptor through the County’s Landfill property and allow for 
the extension of public sewer to other properties in the area as well. 
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13.  TELECOMMUNICATIONS:   
 
The proposed rezoning does not have an impact on telecommunications, although  
telecommuting firms may have the opportunity to locate their services in the industrial 
park.       
 
14.  TRANSPORTATION:  
 
The property will be served primarily by the proposed spine road constructed through 
the site. The access to the industrial park will be from one existing signalized entrance 
and one new  entrance to the south Dumfries Road. The existing entrance just north of 
the signalized entrance will remain a “right in – right out” to serve the proposed 
Commercial parcel, and Fuel Station with sufficient turning movements for large trucks. 
 
The Traffic Impact Analysis submitted for this property has been submitted with the 
companion rezoning of Mr. Parsons land across the street. This report was prepared by 
Grove/Slade and includes the traffic generation for this project and the project on the 
other side of Dumfries Road. 
 
 
 

 
____________________________________ 
Narrative prepared by: D. Thomas Basham PE,LS 
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