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Overview 
The City of Manassas commissioned this project to review the 
City’s industrial zones to assess their stated purposes and goals, 
particularly as they relate to public health and welfare; to assess 
the land use impacts and compatibility of uses that are 
permitted in those zones; to review the need for the City to 
provide adequate and appropriate areas for industrial uses; and, 
to potentially recommend updated industrial zoning districts. 

The City has set forth three primary tasks, the first two of 
which were provided in the Technical Memorandum and the 
Existing Conditions Survey.  This Final Report focuses on the 
significant findings and options for code modifications for the 
City’s industrial zones.  With each option, an analysis is 
provided that shows the benefits and opportunities as well as 
potential “trade-offs” or adverse impacts. 

Through this analysis, and with continued input from City 
staff, these options are recommended to:  

 Implement relevant Comprehensive Plan goals and 
strategies; 

 Support Council’s stated economic development goals;   

 Overhaul outdated requirements, internal inconsistencies, 
poor organization and overly technical language in the 
industrial zoning district sections of the Ordinance; and 

 Clearly identify uses that should or should not be included 
in the City’s industrial zones. 

 

The research and analysis presented in the Technical Memorandum 
(see Appendices) demonstrates that much of modern industrial 
zoning is oriented toward light or medium production, 
manufacturing, and research & development (R&D) activities.   

 

Auto or truck repair and storage uses are common to industrial 
districts, but they are also representative of heavier intensity 
commercial areas in less urban or mixed-use areas such as the 
County’s Balls Ford Road area  Uses such as Lockheed Martin and 
Micron are classic production and manufacturing uses with 
significant R&D components that may be more compatible with an 
urbanizing city.   

There are a number of trends worth noting from the best practices 
research, such as: 

 Moving away from the use of the term “industrial” and the 
stigma often associated with heavier uses.   

 Use of performance standards to mitigate potential adverse 
impacts such as sound, smoke, odor, fumes, dust, glare, and 
vibration as opposed to requiring special use permits.  

 Replacing use lists in industrial zoning districts that are often 
duplicative, incomplete, and out of date with a thorough 
definition and description of industrial uses that would be 
defined as a category.  

 Implementing policies and ordinances that protect a limited 
and shrinking supply of industrial land that typically generates 
lower land rents than residential, office, or retail uses but 
provides a solid tax base and employment for area residents. 

 Emphasizing the development potential of industrial land to 
encourage industrial uses while also permitting the continued 
development of non-industrial uses as guided by market 
demand. 

 

Many of these concepts are explored in this report, and the 
recommendations for Manassas’ industrial zoning districts are 
influenced by these macro-level industrial trends.  
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Key Findings  

Industrial District Existing Conditions Analysis 

The Technical Memorandum research and Existing Conditions 
Survey demonstrate: 

1. Commercial and office uses permitted in the industrial 
zoning districts constitute the predominant use, 
particularly on I-2 zoned property. 

2. Some prominent industrial uses (e.g., Georator) are 
located in areas more suitable for office development 
than I-1 (industrial) uses.  Parking availability and 
compatibility with surrounding uses are two primary 
drivers of this phenomenon. 

3. The Zoning Ordinance needs to treat public assembly 
uses equally within each zoning district category. 
Individually listed assembly uses should be re-
categorized as place of assembly and regulated according 
to size or some other uniformly applied measure. 

4. Amendments to the Zoning Map should be considered 
to better align the Character Areas Map in the newly 
adopted Comprehensive Plan to the existing and future 
projected uses in the industrial zoning districts. 

5. Maximizing the City’s industrial land use intensity will 
be difficult without code and/or map amendments due 
to limited land and competing uses for industrial zoned 
sites, along with relatively high market rates for 
industrial zoned property (i.e., $7/SF and up). 

6.  Any new industrial district standards that are set forth 
should effectively promote the stated purpose of the 
district which, in turn, correlates with the 
Comprehensive Plan.   

 

 

7. The best practice zoning standards, in the context of 
the Industrial Zoning Comparison Survey, are recommended 
as performance standards for at least certain industrial 
uses, as appropriate. These include, but are not limited 
to: 

o Building site coverage; 

o Building heights; 

o Floor Area Ration (FAR);  

o Landscaping and buffering; and 

o Use categories. 

8. A key finding of the Industrial Zoning Comparison Table is 
that Manassas is more advanced than many 
jurisdictions analyzed in terms of its industrial 
regulations. 

9. As stated in the Comprehensive Plan, “Older industrial 
areas and newly developing areas around the airport are 
key to economic growth of the City…”.  They should 
also: 

o Organize and coordinate to avoid isolating 
businesses.  

o Significantly buffer, and mitigate use impacts, 
to protect surrounding neighborhoods and 
businesses. 

o Review older industrial areas to consider 
potential redevelopment opportunities.  
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Stakeholder Interviews 

 The City needs an electrical infrastructure capacity of 
460/480 volts for their industrial areas to be competitive.  

 City leaders should focus on assisting existing industrial 
businesses who need to relocate, preferably within the City. 

 New professional office buildings with insufficient parking 
have created vacant office space and artificially lowered the 
lease rates (review zoning ordinance parking provisions).   

 There are at least several industrial businesses leasing space 
more appropriate for office uses (and they need better 
industrial-oriented space). 

 Great trucking terminals in the City. 

 Government is responsive to citizens; very professional; 
open minded; has improved over the years; very supportive 
of concerns. 

 The area surrounding the airport should be the focus for 
future industry.   

 Maximize the use of industrial land with appropriate uses; 
limit commercial uses on industrial land. 

 The City should market available industrial land more 
proactively, especially city-owned industrial zoned 
properties. 

 Industrial zoned land is in very short supply and is 
expensive in the area, especially the City ($7/SF and up) 

 The Manassas I-2 zoning district is the most permissive in 
the area (allows for a wide array of uses). 

 The City’s industrial zoned land is more service rather than 
production oriented. 

 
 

 The City is easy to work with and quickly addresses issues. 

 Don’t out-zone existing industrial uses in the process or 
downzone industrial to other zoning uses, especially 
residential. 

 The business process is critical – speed and fees. Land use 
policies are less of an issue than building code issues. 

 The City’s Economic Development staff is doing a good 
job and moving fees and processes in the right direction. 

 The City has very limited industrial land so it needs to 
maximize its industrial potential for economic development 
in tandem with Prince William County.   

 The City’s utility rates need to lower and be competitive 
with that of Dominion, and other utilities, in the County. 

 The City owns available land nearby that should be used in 
a compatible way to the existing uses.   

 The City should address how to best repurpose areas (and 
structures) for investment and when to rezone property for 
higher and better uses. 

 The future of Manassas Landing will have a significant 
impact on its industrial neighbors – either positive or 
negative. 
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Industrial District Existing Conditions 

While it is a primary objective of this project to realign the City’s 
industrial zoned areas with its Economic Development goals and 
Comprehensive Plan, it is also important to remedy existing 
deficiencies, particularly as they relate to outdated requirements, 
internal inconsistencies, poor organization and overly technical 
language.  These “administrative issues” inhibit the effectiveness of 
the ordinance on achieving the intended land uses, as well as its 
enforcement.  The Existing Conditions Survey was useful in providing 
a “reality check” to what actually exists in the City’s industrial 
zoning districts.   
 

An examination of I-2 uses in the east end of the City reveals 
limited  true industrial uses in the district intended for the heaviest 
industrial.  Not only is the district not used as intended, there does 
not appear to be a real intent for it to be industrial. The City of 
Manassas has an existing economy centered on services and the 
Euclid corridor, for example, demonstrates this market.  The 
properties are generally small, the uses are located directly adjacent 
to one another, and there is a heavy commercial emphasis which 
affects the market rate of the properties so that they are priced for 
commercial uses.   
 
Given these barriers to true industrial uses 
in the east end of the City, rezoning the 
area to commercial use, or at least less 
intense industrial, should be considered.  
The dominance of the Mathis Corridor 
has influenced commercial development 
in the Centreville Road and Euclid 
Avenue corridors as well. Office and 
commercial uses are more appropriate in 
this area than true industrial activity.     

 

 
The Existing Conditions Survey was also beneficial in demonstrating 
deficiencies in buffers from adjacent uses, traffic and access 
conditions, and environmental conditions (e.g., stormwater, 
erosion, dust, noise, odors, and hazards).  Parking and sidewalks 
were two infrastructure amenities that appear to be adequate.  
Interestingly, neither are typically needed or desired in industrial 
areas.  Industrial uses such as Georator, for example, are located in 
industrially zoned space that is surrounded by office uses and has 
an oversupply of parking for the current use.  Due to these market 
and infrastructure conditions, the space will likely be converted to 
an office use in the near future.   
 

There are a number of industrial businesses in this situation and 
their future in the City is predicated on having adequate, 
appropriately zoned (and priced) locations.  Business retention and 
development, as a primary Council goal, needs to include 
appropriately zoned industrial space and infrastructure.   
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The current I-1 zoning district does not function as intended.  The 
stated purpose and intent of the district is: 

The I-1 district is to provide areas for campus employment including 
research and development, business offices, light manufacturing 
assembly, distribution, supply, and related activities. 

 

Commercial and office businesses dominate this zoning district and 
the few “campus” businesses are located on larger properties with 
more intensive industrial uses (e.g., Micron and Lockheed Martin) 
in the west end of the city. As mentioned, a significant number of 
companies, such as Georator, are located in I-1 areas that are more 
appropriate for professional office.   
 

The current I-2 zoning district is even less functional than the I-1 
district.  Its purpose and intent is: 

The I-2 district is intended to provide areas for industrial uses 
including manufacturing and business activities otherwise prohibited 
by this chapter due to their heavy truck traffic, excessive noise, 
and/or unique development needs. Due to the cumulative nature of 
this chapter, virtually all uses permitted by right in the other 
nonresidential zones are permitted in the I-2 zone unless listed in the 
special use permit section. 

 

This broad purpose has resulted in mostly commercial uses, 
particularly in the eastern portion of the City.  The vacant I-2 land 
in the western portion of the City will have a similar fate unless 
adjustments to this purpose are implemented.   

Local commercial realtors interviewed voiced a concern about the 
scarcity of industrial properties in the City, but they like the 
versatility of the industrial zoning.  This dichotomy is the primary 
dysfunction of the industrial zoning districts.  An industrial zoning 
district that permits all business uses along with industrial uses will 
naturally end up with more commercial and office uses than 
industrial.  The market rate for commercial and office property is 

higher than industrial locations (per square foot).  As a result of the 
City’s permissive industrial districts, there is a much smaller supply 
of property appropriate for industrial uses and the market values 
are expensive which excludes many types of industrial uses. 

The primary drivers of any modifications to the industrial zoning 
districts should be aligning the ordinance with the City Council’s 
goals for economic development and the Manassas Comprehensive 
Plan.   

The purpose of industrial zoned areas, along with the number and 
type of uses and the physical location of the zoning district can 
promote or discourage business development and retention.  The 
recently adopted Comprehensive Plan includes the following issues 
and priorities: 
 

Land Use Key Issues 

 Industrial development and redevelopment should be 
organized and coordinated to avoid isolating businesses.  

 Industrial uses shall be significantly buffered, and use 
impacts mitigated, to protect surrounding or nearby 
residential neighborhoods and businesses. 

 Older industrial areas should be reviewed to consider 
potential redevelopment opportunities. 

 

Focus Priorities 
The primary land use and community character issues to be 
addressed in Industrial/Suburban Business Districts include: 

 Support business and economic development for local and 
national companies. 

 Provide access to regional transportation networks to 
efficiently move goods. 

 Encourage high-quality development and redevelopment. 

 Promote energy efficient and sustainable development 
practices. 

 Appropriate buffering to adjacent uses.  
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For example, the City may wish to consider replacing the current 
industrial zoning districts  (I-1 and I-2)  with a new district intended 
to provide areas for truly industrial businesses to engage in 
production, manufacturing, assembly, research and development, 
distribution supply, and similarly related activities.  These activities 
typically have more potential impacts than commercial or office 
uses, and therefore need to be located in proximity to one another 
with appropriate buffers and other performance standards to 
protect adjacent districts from potentially adverse impacts such as 
noise, dust, odors, and the dangers of fire, explosion,  and release 
of hazardous materials.     

This simple, but fundamental, change would directly realign the 
City’s industrial zoning district with Council’s economic 
development goals. This  recommended change is also consistent 
with  the Comprehensive Plan’s Land Use Key Issues and 
Industrial/Suburban Business Districts Character Area Focus 
Priorities.  These guidelines, along with other industrial land use 
policies, are outlined in the Technical Memorandum (see Appendices) 
and directly influence the recommendations presented at the 
conclusion of this report.   
 

The City should also consider limiting the number and nature of 
permitted commercial uses in either the existing industrial zoning 
district or a newly constituted industrial district.   The district may 
still permit an array of commercial uses that are accessory to a 
primary industrial use, and some stand-alone support services by 
special use permit. For example, industrial zoning may permit a 
manufacturer to repair their own fleet vehicles but general auto 
repair would be limited to the heaviest commercial district and not 
the City’s industrial districts.  Most of the district’s regulations in 
terms of setbacks, height, and other standards are not 
recommended to change.  As discussed in the Technical 
Memorandum, the Industrial Zoning Comparison Survey demonstrated 

that, in many respects, Manassas is in line with, or ahead of, other 
localities with their industrial zoning regulations.  It should be 
noted that any ordinance change will impact all properties that are 
zoned I-1 and I-2 and should be considered carefully in light of the 
zoning principles outlined in state law and in light of the City’s 
economic and land use goals. 
 

An added difficulty will be that the effectiveness of any change to 
the City’s industrial zoning districts is contingent on associated 
Zoning Map amendments.  For example, the I-2 zoned land in the 
east side of the City could be rezoned to a B-4 zoning classification 
in the Euclid Avenue area, and industrial zoning south of the 
railroad line to better reflect existing uses, market conditions and 
the City’s service oriented economy. Or the less desired commercial 
uses could be taken out of the industrial zoning districts and those 
that exist at this time made lawfully non-conforming.  Similarly, the 
west end could be the focus for better framed technology and 
research & development uses though those I-1 zoned properties in 
the west end closer to the downtown could also be rezoned to a 
more appropriate business classification (e.g., B-3 or B-4) to 
support the intended commercial or office uses in those areas and 
the expansion of the downtown commercial base.  
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Stakeholder Interview Analysis 

Interviews conducted with key local industrial business 
stakeholders highlighted several areas of common interest and 
reinforced many observations made in the Comprehensive Plan, 
zoning ordinance diagnostic, Industrial Zoning District Comparison 
Survey, and best practices research.  Matching the business 
community’s opinions and perceptions to the other data reveals 
valuable insight and direction for how to reconstitute the City’s 
industrial zoning districts.   
 

One of the most significant “findings” of the interviews is that the 
City received universally high marks in its responsiveness and 
open, service-oriented environment.  There are numerous other 
comments that are beneficial and can help the City achieve its 
broader economic development goals. Feedback on utility rates, 
infrastructure deficiencies, and market prices are among the 
realities that can work in tandem with a revised land use policy, 
such as with updated industrial zoning.   
 

The stakeholders interviewed were not aware of the City’s intent to 
revise its industrially zoned areas, but they were not concerned 
about the effort either.  The City’s apparent positive relationship 
with the business community has enhanced the credibility of, and 
trust in, Manassas public officials.   
 

A primary issue of concern was the limited availability of industrial 
zoned properties.  The few that are vacant are generally, although 
not exclusively, zoned I-2 and located in the west end of the City.  
This presents a unique opportunity for the City to avoid the I-2 
land use pattern that exists in the eastern portion of the City and 
enhance the existing industrial uses in the west end, particularly 
around the airport and Godwin Drive areas.   
 

 
 

Larger industrial uses on more open, campus-like parcels oriented 
toward research & development, technology and similar light or 
medium industrial uses would strengthen the City’s existing 
industrial uses, provide opportunities for existing industrial 
businesses in other parts of the City, improve the west end 
entryway, compliment Innovation Technology Park, and maximize 
the utilization of the City’s technology zone incentives and its 
significant transportation infrastructure (i.e., the airport and routes 
28 and 234). 
 

Another primary concern was with a number of existing industrial 
businesses that are no longer in ideal locations.  They are in 
existing I-1 or I-2 zoning, but surrounded by office and 
commercial businesses.  Additionally, the infrastructure needed by 
some in terms of electricity or utilities is too limited or expensive 
while infrastructure that is not necessarily needed, such as 
sidewalks and parking, is abundant.   
 

This reality is a major driver of the recommendation to realign the 
zoning district purpose with corresponding standards and Zoning 
Map amendments.  Being able to accommodate companies like 
Micron, Georator, and Lockheed Martin within the City limits on 
appropriately zoned and located property with compatible adjacent 
uses will help to ensure the City’s economic viability and diversity 
for years to come. 
 

A final message was for the City to use its available land to set the 
tone for industrial businesses.  How those properties are developed 
and provide incentives and examples to other businesses and 
property owners can have a reinforcing influence on economic 
development by setting standards, ensuring use compatibility, and 
generating revenue.    
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Recommendations 

Based on the research and analysis provided in this report, 
including the appendices, the following recommendations should 
be considered by the City to enhance their industrial zoning. 

Industrial Zoning Options 

Option 1 
Replace the I-1 and I-2 districts with a new district for 
Production, Manufacturing & Research (PMR) to better promote 
a modern, industrial-oriented district. 

 The purpose of a PMR District would focus on the desired 
industrial uses of production, manufacturing, research and 
related uses, as opposed to more service oriented activities 
such as auto/truck repair, service, replacement, and other 
commercial endeavors more suited for the B-4, General 
Commercial Zoning District. 

 The PMR district would provide areas for industrial 
businesses engaged in production, manufacturing, assembling 
parts into finished items, research and development, 
distribution, supply, and related activities. These activities 
typically have more potential impacts than commercial or 
office uses, and therefore need to be located in proximity to 
one another and away from residential areas. 

Option 2 
Reconstitute the I-1 and I-2 zoning districts.   

 Reorient both districts to light and medium industrial uses. 

 Create a more effective zoning district for the west end of 
the City that will complement the Innovation Technology 
Park and existing airport-related industrial uses and limit or 
prohibit heavy commercial uses. 

 Maintain heavy commercial uses in the east end of the city 
with performance, or use and design, standards for more 
intensive industrial uses, as appropriate. 

Permitted Uses 

 With either option, present the uses clearly and neatly in each 
zoning district. 
o Provide a clear definition for each listed use. 
o List the uses by category (i.e., civic, office, industrial). 

 With either option, treat public assembly uses equally within 
each zoning district. 
o Adopt a “place of assembly” use and definition to replace 

other assembly uses such as places of religion, recreation 
assembly, etc. 

o Regulate places of assembly by size with performance 
standards and/or identify size thresholds where land use 
impacts such as increased traffic would require special 
conditions based on a traffic impact analysis.   

o Places of assembly present substantial conflicts with the 
uses typically found in, and the uses desired for, an 
industrial zoning district. 

 Limit commercial and office uses to those that add value to 
the PMR District, or the reconstituted I-1 and I-2 districts, 
and use all available zoning tools to prevent them from 
dominating the industrial district. 

Other Recommended Modifications 

 Consider amendments to the official Zoning Map such as: 
o Change the zoning designation of east end I-2 properties 

to B-4 in the Euclid Ave corridor and PMR south of the 
rail line to better correlate with the Comprehensive Plan’s 
Industrial/Suburban Business Districts Character Area. 

o Change  the zoning designation of some west end 
industrial properties to more accurately reflect their 
intended (and actual) commercial or office uses. 

o Modify other areas as appropriate to achieve the City’s 
economic development and land use goals. 
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Next Steps 

The Industrial Zoning District Review project’s analysis and 
recommendations are scheduled to be shared with Council’s Land 
Use committee at its regularly scheduled September 26, 2013 
meeting.  A logical outcome of that work session would be an 
agreed upon prioritization of “Next Tasks” including amending the 
Zoning Ordinance and Zoning Map as appropriate.   

There are numerous recommendations that can be implemented at 
one time, or in a phased sequence if “incremental adjustments” are 
preferred.  Due to the nature of the amendments, it may be easier 
to make all of the desired amendments in one process.  Due to the 
nature of the proposed changes, some existing commercial or 
office businesses will become non-conforming uses unless there 
are subsequent Zoning Map changes. 

City staff should determine what level of additional input should 
be received for this project.  A public work session and a 
subsequent Open House informational meeting could be 
conducted.  Additional industrial business stakeholders can also be 
interviewed. 

The Berkley Group stands ready to assist the City in whatever 
processes lie ahead in order to successfully implement the desired 
changes to the City’s industrial zoning. 

 

 

 

 

 

 

Report Conclusion 

This project is a key opportunity for Manassas to begin 
implementing its new Comprehensive Plan’s land use 
recommendations.  Additionally, approximately one year ago 
Council adopted a series of economic development goals that these 
amendments can significantly advance, particularly in terms of west 
end business improvements and retaining existing (and attracting 
new) businesses.     

The recommendations outlined in this report constitute a detailed 
analysis of Manassas’ industrial zoning districts, Comprehensive 
Plan, industrial business community, and current industrial land use 
pattern. Action seems sensible to ensure that Council’s goals, and 
their new Comprehensive Plan, are effectively implemented.  As an 
aside, similar changes are necessary throughout the Zoning 
Ordinance to ensure Comprehensive Plan implementation and the 
realization of the Plan’s vision, but those extensive revisions are 
not the focus of this report. 

It is important to realize that the recommendations contained in 
this report will require action if the desired results are to be 
realized.  Failing to act, whether it’s with regard to specific use 
regulations, Zoning Map amendments, or other recommendations 
the City finds to be important, will ensure business as usual.  The 
concerns outlined by key stakeholders, and observed in the Existing 
Conditions Survey will not change unless the conditions that permit 
those issues are effectively addressed.  

Manassas is an advanced, proactive community with talented, 
committed, and highly respected public officials.  The Industrial 
Zoning District Comparison Survey demonstrates that Manassas has 
solid industrial zoning regulations. Implementing these 
recommendations will ensure the City remains in charge of its 
planned community and economic development future. 
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To:  Martin Crim, Manassas City Attorney 
  Elizabeth Via-Gossman, AICP, 

Manassas Community & Economic Development Director 
  Morgan Brim, Senior Planner 
 

From:  Darren Coffey, AICP, CZA 
  Principal, The Berkley Group 
  Milton Herd, AICP 
  Herd Planning & Design 
 

Date:  August 22, 2013 
 

Subject: City of Manassas Industrial Zoning Districts Review 
 

Technical Memorandum 
 

Overview 

The City of Manassas commissioned this project to review the City’s industrial zones to assess the 
stated purposes and goals of those zones in serving the public health, and welfare; to assess the 
compatibility of uses that are or may be permitted in those zones based on their land use impacts; to 
review the need for the City to provide adequate and appropriate areas for industrial uses; and, to 
recommend updated industrial district zone(s) for the City. 
 

The City has set forth three primary tasks in order to accomplish the above objectives – the 
preparation of a technical memorandum, an existing conditions survey of the City’s industrial areas, 
and recommended code modifications for the City’s industrial zones.  The first task, this technical 
memorandum, consists of a review of best practices for industrial zoning categories, a zoning survey 
of similar sized cities in Virginia, a review of the City’s Comprehensive Plan regarding industrial 
uses, and a draft list of possible uses to be allowed by-right, or otherwise permitted, in the industrial 
zones. 
 

Through this analysis, and working closely with City staff, we will be able to recommend 
comprehensive revisions to the industrial zones that will:  

 further the goals and strategies of the Comprehensive Plan,  

 reinforce Council’s stated economic development goals, and  

 address staff’s concerns regarding outdated requirements, internal inconsistencies, poor 
organization and overly technical language as those issues pertain to the industrial zoning 
districts. 
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Best Practices 

Major innovations in industrial zoning practices are not the subject of most planning literature nor 
are they the focus of most localities.  There is an apparent disconnect between a community’s 
economic development goals and its zoning district regulations and permitted uses for the majority 
of localities.  Often economic development and land use objectives work against one another instead 
of working to reinforce mutual goals.  In this regard, Manassas has a unique opportunity to align 
these objectives and set an example for many other communities, particularly in Virginia. 
 

So that we can get as broad a view as possible of industrial zoning best practices, we will begin with 
an overall review and then focus on a survey of eight Virginia localities as determined jointly by the 
consultants and City staff.   
 

Overview 
The first observation to be made from a current literature review is that there are relatively few 
publications about industrial zoning, or even industrial land use in general. Most articles and papers 
are focused on the reuse of old multi-level industrial buildings for non-industrial uses and mixed use 
development projects.  Brownfield development has been a primary planning and local government 
topic for decades.   
 

The majority of the literature focuses on matters other than that of zoning, but there is much that 
land use regulations can do to reinforce industrial best practices such as efforts to intensify industrial 
lands, improve building designs, provide more flexible zoning and regulations, and improve 
government plans, processes, and incentives. 
 

Some of the benefits of industrial land intensification that are cited include:  

 the opportunity to accommodate increased economic and employment activity on a limited 
land base,  

 more efficient use of lands and resources,  

 extending the lifespan of available industrial lands  

 using transportation infrastructure more efficiently,  

 reducing impact on the environment and non-industrial areas by containing industrial 
activity, and  

 reducing the pressure to convert agricultural and rural lands to industrial uses. 



 

Manassas Industrial Zoning August 22, 2012 Page 3 
Technical Memorandum  

 

 
Zoning Standards 
Industrial zoning districts vary considerably - internationally, nationally, regionally, and even locally - 
as our limited, eight-locality comparison study will reflect.  The most successful efforts to improve 
industrial zoning regulations involve provisions that do not needlessly restrict industrial density 
potential. Primary examples include overly restrictive site coverage limits, building heights, floor area 
ratios, building setbacks, landscaping, and parking, among other considerations.  A brief summary of 
recommended best practices for these areas is provided below.  It should be noted that these 
recommendations reflect a review of the cited literature and are not necessarily 
recommended for the City of Manassas.  Specific recommendations will be provided for the City 
as part of the Final Report.  The Industrial Zoning  Comparison Survey will also lend itself to this effort.  
There is some consensus on the below findings, but these specific recommendations are from the 
Metro Vancouver Discussion Paper: Best Practices for the Intensive Use of Industrial Land. 
 
Building Site Coverage 
If the building setbacks, parking, loading and other necessary requirements can be fully satisfied 
while providing a greater amount of building site coverage, there should not be a cap on the amount 
of building permissible. New, efficient industrial buildings on rectangular shaped properties are 
achieving approximately 40-60% site coverage and this may further increase in the future, as such 
zoning regulations should recognize this trend and not limit it. 
 

Building Heights 
Maximum building heights limit the potential for higher ceilings which are increasingly being 
developed for larger and more efficient (and sometimes automated) racking / high bay warehouse 
buildings. These high buildings accommodate more volume of space. Further, a height limit can 
prevent the potential for multi-level buildings. In most cases, there is no apparent need for industrial 
building height limits, for such reasons as views, aesthetics, or shading as might be the case in 
commercial or residential areas. 
 

Floor Area Ratio (FAR) 
A number of municipalities do 
not have a cap on floor area 
ratio (they use the site coverage 
and building heights as limits), 
and some impose a 1.0 FAR (as 
a minimum). If a multi-level 
industrial building can be 
erected on the site, a floor area 
ratio cap could needlessly limit 
the potential for this form of 
development. 
 

Building Setbacks 
Building setbacks vary by front, rear, side, and generally depend on the neighboring land use (greater 
setbacks required if this use is residential). The setbacks can be as much as 30 feet in some cases. 
These setback requirements may serve little purpose, especially if the neighboring land uses are also 
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industrial. In other cases, a side driveway may be located along the edge of the property to provide 
vehicular access to the rear of the property and building.  
 

Landscaping 
A number of zoning ordinances require that the parts of the property not used for building or 
parking/loading should be landscaped, or that a minimum area be set aside for landscaping. This 
may slightly enhance the aesthetic appeal of the area, but does not add value to the functional 
efficiency of the business operation. Requiring landscaping in these areas consumes land, and 
imposes an extra construction cost as well as maintenance cost. Further, the landscaping is often 
poorly maintained and does not survive well in industrial conditions.  However, some landscaping 
along district boundaries can soften the visual impact on adjacent non-industrial areas.   
 
Parking 
Parking requirements for industrial buildings vary by municipality, and are usually set based on the 
use in the building (which can change) rather than the zoning district. Some standards are based on 
the amount of building floor area (usually gross) which is industrial, as well as additional parking 
requirements for other uses on site (such as office and retail), while some regulations also include a 
component for the number of employees at the site, and even an extra allowance for the number of 
company vehicles. These total requirements can range between 1 to 2 parking spaces per 
approximate 1000 square feet (SF) of building floor area.  Shared parking between complementary 
uses is also a common trend although it is seen less in industrial areas than other zoning districts. 
 

Road Widths 
In some cases the width of public road standards could be narrowed, with widening at intersections 
and curves to accommodate truck turning movements. More economical (in terms of land 
consumption) ways to handle turning radius might be to focus on wider intersections and use 
narrower travelling lanes for the remainder of the road. Reductions in road widths could allow more 
land for industrial development while still providing the road transportation infrastructure necessary 
to support industrial users. For other roads, there may be the opportunity at certain locations to use 
parts of the roads for vehicle parking, loading and maneuvering associated with industrial activities. 
 

Source: Metro Vancouver Discussion Paper: Best Practices for the Intensive Use of Industrial Land, 2012. 
 

While single story industrial buildings are among the most common (and least expensive), there are 
numerous examples of multi-level industrial buildings with floor area ratios (FAR) between 2.0-3.0, 
which often includes accessory office and retail uses. Many of these buildings are purposely built for 
an owner or tenant wanting a building custom-designed for their specific business needs. There are 
other examples with even higher FARs (e.g., NYC goes as high as 12), but those are not seen at the 
local level in Virginia, at least not in towns and small to medium cities.   
 

In addition to the variability of industrial zoning regulatory standards, some common challenges of 
traditional zoning ordinances include:  

 they do little to prohibit retail or office uses from overtaking industrial areas and displacing 
industrial-oriented tenants, 

 standards encourage low-scale, minimum coverage built environments,  

 ambiguity in precisely what is permitted in the industrial zoning districts, and 

 performance standards for industrial areas need modernization.  
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Case Studies 
One of the most instructive methods of performing research on industrial practices is examining 
case studies, although most of these studies focus on large cities such as New York, San Francisco, 
and Chicago. However, there is also relatively current literature on Washington D.C. thanks largely 
to the District of Columbia Office of Planning.   
 
Some of these studies include: 

 Philadelphia - ‘City Wide Vision 2035’ identifies high priority areas for industrial 
protection. This is reinforced through zoning, infrastructure investment, and special district 
management. 

 Chicago - ‘Industrial Corridors and Sustainable Industrial Initiative Plan’ sets out Planned 
Manufacturing Districts and protected industrial corridors. 

 San Francisco - industrial lands, threatened by non-industrial uses and relatively high land 
values, are protected under the Production, Distribution, and Repair (PDR) Districts, which 
act as a reservoir of space for new and evolving industry and business activities. The PDR 
districts generally have historic industrial building stock, some of which are multi-level. 

 Seattle - ‘Industrial Lands Strategy’ was completed with stakeholder consultations to identify 
priorities for industrial lands and resulted in some reductions in the permitted accessory 
office and retail uses. 

 Portland – The comprehensive plan promotes a variety of efficient and attractive industrial 
and mixed employment areas by allowing flexible land use designations for commercial or 
mixed employment that encourage a broad range of employment opportunities while 
preventing land use conflicts. 

 

Source: INDUSTRIAL LAND IN A POST-INDUSTRIAL CITY, District of Columbia Industrial Land Use 
Study:  A Detailed Investigation of Industrial Land in the District of Columbia and role of Production, 
Distribution and Repair Industries in the District Economy, prepared by Phillips Preiss Shapiro Associates, Inc., 
2006. 

 

As mentioned previously, the District of Columbia Office of Planning has synthesized much of the 
current industrial zoning research and reached the following consensus: 
 

 Industrial districts should be renamed Production, Distribution & Repair (PDR). 

 Performance measures should be modernized and coordinated with other city standards.  

 PDR uses should be defined by category rather than listed as individual uses. 

 The development potential of PDR land should be adjusted to encourage the construction 
of PDR uses while also permitting the continued development of non-PDR uses as guided 
by market demand.  

 Existing special exceptions and overlays should be replaced with uniform buffering 
standards for all PDR areas.  
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Name of Industrial Districts 
There is a trend moving away from use of the terms “industrial” and “manufacturing” in favor of 
PDR. Production, Distribution, and Repair (PDR) better encompasses the breadth of uses allowed 
in these zones and removes the stigma that can be associated with the existing terms.  
 

Performance Measures 
Currently, many performance measures focus on regulating adverse impacts such as sound, smoke, 
odor, fumes, dust, glare, and vibration.  Most regulations, however, are either based on outdated 
standards or vague to the point of providing no standard at all. Where possible, ensure that 
measurable standards are used. 
 

Industrial Uses 
The use lists in industrial zoning districts are often duplicative, incomplete, and out of date.  A list is 
not dynamic enough to keep up with modern technology or uses, and there is often difficulty in 
matching a proposed use to one of the choices on the list. The use list should be replaced by a 
thorough definition and description of industrial uses that would be defined as a category.  
 

Development Potential 
There is a limited and increasingly shrinking supply of industrial land. At the same time, industrial 
uses typically generate lower land rents than residential, office, or retail uses. The development 
potential of industrial land should be adjusted to encourage industrial uses while also permitting the 
continued development of non-industrial uses as guided by market demand. 
 

Buffering 
Most regulations provide separate buffering standards for different areas and uses which adds 
unnecessary complication to the regulations.   Create uniform buffering standards to apply wherever 
industrial zones abut residential zones.  
 

An example of suggested standards from Washington D.C. are:  

 25 foot yard required adjacent to residential districts  
o 15 foot yard required when separated by street or alley  
o Yard must contain solid vegetative buffer, fence or wall to visually screen use  

 No outdoor storage of materials/waste within 200 feet of a residential zone  

 No truck queuing or idling on public streets adjacent to residential districts  
 

Source: District of Columbia Industrial Areas Study, 2006 
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Other Land Use Best Practices 
While not mentioned in any of the other industrial best practices literature, and also not evident in 
any of the Virginia locality information to be presented subsequently, it is important to note some 
best practices regarding the treatment of assembly uses.  In this context, assembly does not refer to 
the traditional definition associated with manufacturing assembly, rather assembly as it pertains to 
events that attract an audience generally referred to as public assembly uses.  Public assembly uses 
can be permitted either by-right or by a special (or conditional) permit in any zoning district, and 
may be generated by public or private facilities and events.   
 

The issue to be explored here is with particular regard to the Religious Land Use and 
Institutionalized Persons Act (RLUIPA).  If public assembly uses are permitted in industrial, or any 
zoning, districts then they should be treated equally regardless of the nature of the specific use.  In 
other words, religious assembly uses should be treated no differently than recreational assembly 
uses.  For example, the zoning regulations pertaining to a concert hall should be very similar to, or 
the same as, that of a church. 
 

In religious land use disputes, RLUIPA’s general rule is the most commonly cited and challenged 

section.  

1. General rule. No government shall impose or implement a land use regulation in a manner 

that imposes a substantial burden on the religious exercise of a person, including a religious 

assembly or institution, unless the government can demonstrate that imposition of the 

burden on that person, assembly or institution 

a. is in furtherance of a compelling governmental interest; and 

b. is the least restrictive means of furthering that compelling governmental interest. 

2. Scope of Application. This subsection applies in any case in which— 

a. the substantial burden is imposed in a program or activity that receives Federal 
financial assistance, even if the burden results from a rule of general applicability; or 

b. the substantial burden affects, or removal of that substantial burden would affect, 
commerce with foreign nations, among the several States, or with Indian tribes, 
even if the burden results from a rule of general applicability; or 

c. the substantial burden is imposed in the implementation of a land use regulation or 
system of land use regulations, under which a government makes, or has in place 
formal or informal procedures or practices that permit the government to make, 
individualized assessments of the proposed uses for the property involved. 

[Source: 42 U.S.C. § 2000cc-5(a)] 

The intent here is not to enter into a legal discussion regarding RLUIPA, but to ensure that land use 
regulations dealing with public assembly uses are dealt with consistently and fairly according to best 
practices, particularly as it relates to typical industrial zoning district uses.  While it can be argued 
that commercial assembly uses may differ from civic assembly uses which may differ again from 
residential assembly uses, it is best to think of places of assembly in terms of their size and not the 
nature of the activity attracting the audience. 
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For example, a zoning ordinance could define Place of Assembly and set forth regulations based on 
zoning district and use size accordingly.   
 

Place of assembly. A building or structure, or portion thereof, at which an average of more than 
25 persons gather together for purposes of attending civic, social, or religious functions, 
recreational events, or entertainment performances and who arrive at scheduled times on a 
regular or recurring basis occurring an average of four or more times per month.  
 

Place of assembly, large. Any place of assembly involving (a) in residential and planned 
development districts, a building at least 2,000 square feet in gross area and more than 25 
people at any one time. (b) in commercial and industrial districts, a building at least 5,000 
square feet in gross area and more than 100 people at any one time. (c) in all other districts, a 
building at least 2,000 square feet in gross area and more than 50 people at any one time. 
 

Place of assembly, small. Any place of assembly which does not meet the definition of “Place of 
assembly, large.”  

 
This is just one example for how to treat different assembly uses on equal terms, ensure that they are 
indeed similarly situated, and that their regulation will not cause a substantial burden for any 
individual user groups.  Other examples of successful approaches can be found across the country 
and in Virginia. Even more numerous, as documented in court case after court case, are examples of 
unacceptable practices whether intentional or otherwise.  The example presented here is one attempt 
to show a method of land use regulation that would be difficult to challenge legally. 
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Best Practices Conclusion 
While there are no major surprises from this review of the current industrial best practices literature, 
there are many good examples and trends that can provide a useful context in our analysis for the 
City of Manassas.  In particular, it is useful to consider what is done at a national and large urban 
scale relative to the regulations of some Virginia localities which we will examine in the next section.  
Before we leave this section however, here is a brief summary of some other industrial land use 
efforts. 
 

Other best practices derived from the relevant literature include: 

 Regional economic, industrial, and land use strategies/efforts. 

 Host industrial lands workshops/meetings to explore relevant industrial issues. 

 Host design competitions or develop prototype examples to explore possible industrial 
design ideas. 

 Explore potential for roof top uses on industrial buildings, such as agriculture or energy 
generation. 

 Explore eco-industrial features which also support industrial lands intensification. 

 Explore opportunities to include recreational trail networks through industrial areas without 
compromising the potential industrial use of the lands. 

 Consider higher quality pedestrian and bike infrastructure in areas with plans for industrial 
intensification. 

 Develop criteria and measures for industrial land intensity and density. 

 Explore potential to reduce road standard widths in industrial areas. 

 Explore allowing vehicle parking, loading and maneuvering on select public roads to serve 
industrial users. 

 Ensure industrial property taxes are appropriate to provide a competitive cost environment. 

 Explore possible incentives to encourage industrial intensification, such as: 
o Facilitate/expedite the approval process for reviews of higher intensity industrial 

development. 
o Offer greater development rights for larger sites to encourage land assembly. 
o In order to encourage and not deter development, possibly reduce development 

permit fees for projects constructed beyond the typical industrial building density, or 
charge fees based on land area or ground level building floor area only, rather than 
total building floor area. 
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Virginia Benchmarks 

Eight Virginia localities were surveyed for their industrial zoning practices in order to better 
benchmark the City of Manassas’ zoning regulations.  The localities range somewhat geographically 
and demographically but are of a similar size and forward-thinking orientation.  Manassas’ two 
industrial zoning districts were compared to those of Prince William County, Town of Blacksburg, 
City of Fairfax, Falls Church, Fredericksburg, Leesburg, Manassas Park, and Warrenton. Each 
locality has differences, but there are also many similarities and the survey process resulted in 
numerous recommendations for consideration by the City. 
 

One key result of the comparative survey is that the City’s industrial zoning regulations are not out 
of line or outdated, at least compared to those of its peer communities.  In fact, in some cases, 
Manassas seems to be a leader in addressing certain standards.  Precisely how Manassas compares to 
these eight localities will become more evident in this analysis. 
 
Industrial Zoning Comparison Survey Overview 
 

Ordinance Section Consultant Comments 

Desired Purpose 

The I-1 District is not "campus-like".  Most peer communities provide for light 
but not heavy industrial. Manassas has a "heavy zoning district" (I-2) but it is 
not utilized as such and does not appear to desire truly heavy industry within 
the community.  The City needs to figure out what it wants to provide.  What 
is its Industrial Economic Development Brand?  For example, the I-2 District 
could be converted into an R/D District. 

Notable Uses 
Issues include the intensity of the industrial district in terms of heavy vs. light 
industry, and whether retail and/or residential should be allowed at all, as well 
as other uses such as auto repair. Very little actual R&D occurring in I-1. 

HAZMAT/Combustible 
material restrictions 

Should Manassas permit such activities even by SUP, particularly in I-1? 

Other By-Right 

A primary issue is whether the City wants to craft use lists with an eye toward 
competing directly with neighbors such as PWC, Manassas Park, Warrenton 
and Leesburg, either by matching them closely or by allowing some uses they 
do not allow.                               
The permitted uses - by right and by permit - need to support the district 
purpose.  As a housekeeping matter, all permitted uses need to be 
comprehensively listed in each zoning district (not refer back to other districts).                               
Also, all assembly uses should be addressed equally. 

Other SUP 
SUP uses need to reinforce the district purpose along with the by-right uses.                                  
Uses for consideration should include uses that would reinforce a campus-like 
theme; not necessarily R&D, but economic development oriented.   

Accessory Structures/Uses This is a customary use and does not pose any material issues.   

Prohibited uses section 

Explicitly stating that all uses not listed are prohibited is a good practice for 
clarity, however, allowing for the inclusion of additional uses through a zoning 
text amendment process should also be considered.  Any uses should be 
carefully measured against the district purpose and associated adverse impacts. 
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Use limitations 

Enclosed buildings match typical practices.                                   
Requiring underground utilities is a good practice.                     
Dustless parking surfaces = paved                                            
Requiring additional use and design standards for certain uses is a good 
practice and can allow for uses by-right where otherwise they might require an 
SUP. 

Ancillary activity restrictions Manassas addresses as well as, or better than, others. 

Screening requirement 
Manassas screening requirements are comparable to, or better than, others - 
could be strengthened by the performance standard of "not visible from public 
ROW" although that requires interpretation and enforcement. 

Landscaping requirements 
Lot coverage standards should be considered to enhance a "campus-like" 
atmosphere, and the type of plantings should also be addressed (i.e., native 
species or others that are desired or not desired). 

Storage 

Limits on amount of coverage devoted to outdoor storage may be useful, 
although effective screening should mitigate most issues. If a coverage limit is 
imposed, it needn't be as restrictive as 15% or 20% as with Blacksburg and 
PWC, but could be enough to prevent a de facto storage yard and no other use, 
such as 50% limitation. 

Parking requirements 

Article VI needs to be evaluated as a separate review exercise.  The standards 
appear to be typical, but not reflective of some newer parking philosophies and 
practices.  The phased and shared parking provisions seem to be good as long 
as they have been successfully administered. 

Development Standards 
There is some merit in requiring a minimum district size, particularly for I-2, 
and if the goal is to encourage a "campus-like" atmosphere. 

Min. lot size 

One acre minimum lot size is a common standard. In theory, no minimum is 
necessary, but as a practical matter, having a conservative minimum protects 
against unintended consequences, surprises, and conflicts over subdivision 
applications.  

Min. lot width 
This does not appear to be a major issue and any standards set forth are 
minimal.  The nature of the use should dictate the lot size and shape. 

Min. lot depth This appears to be a non-issue. 

Max. FAR (floor area ratio) 
A higher FAR, combined with a strict lot coverage requirement can result in a 
more efficient building design and a more campus-like industrial park. 

Max. lot coverage 
In tandem with the FAR, this requirement can enforce a park-like atmosphere, 
yet still allow for significant development.  

Max. structure height 

75 feet max height is more permissive than some other peer communities but 
the City's setback requirements protect against conflicts and allow more 
flexibility for users. This height also permits a much higher FAR along with 
open space (Lot Coverage) requirements. 

Special Exceptions This appears to be a non-issue and is handled well by the City. 

Yard/Setback Requirements 
(Front, Rear, Sides) 

These standards can also reinforce the creation of a campus-like atmosphere, 
but none of these comparisons are particularly aggressive.  Nominal setbacks 
appear to be the norm. 

Lot access (private/public) 
This does not appear to be a major issue and any standards set forth are 
minimal. 
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Notes: 

Use & design standards are recommended for many uses to allow them to be 
by-right as opposed to SUP.  For example, treating assembly uses similar to 
adult uses in that regard, or it may be that an outdoor recreation use is an SUP 
in I-1, but by-right with required performance standards in I-2.     
As an alternative to listing individual uses, the City should consider defining 
light, medium, and heavy industry and letting the Zoning Administrator 
determine what use fits what category.  This would allow for more flexibility in 
ordinance administration.  However, there are advantages to specifically listing 
(and defining) some desired uses for economic development clarity.  All listed 
uses should be defined in the ordinance. 

 
A more thorough review of the Industrial Zoning Comparison Table needs to be made to flesh out all of 
the nuances between each locality’s zoning districts, however the above summary of categories and 
comments is intended to give a brief overview of findings based on the district comparisons. 
 

Benchmarks Analysis 
Many of the comments and recommendations are consistent with the research presented in the Best 
Practices section which was conducted after the industrial zoning district comparison.  Examples of 
this include the height, floor area ratio, treatment of assembly uses, categorization of uses, parking, 
among others.  Some discrepancies with the literature would include lot coverage and landscaping 
recommendations as primary examples.  For example, if it is the intent of an industrial zoning 
district to create a research oriented, campus-style setting then landscaping, screening, lot coverage, 
and other such regulations need to be set accordingly.  However, multi-storied structures for such 
high end industrial development should be able to achieve the types of FAR and lot coverage ratios 
to allow for the success of such industrial parks.  In other words, traditional industrial zoning ‘best 
practices’ may not apply because of the non-traditional nature of a research & development (R&D) 
campus. 
 
Benchmarks Conclusion 
As previously indicated, there are instructive examples of regulations that merit consideration by 
City staff, but in many cases Manassas is ahead of the other jurisdictions analyzed in terms of its 
industrial regulations.  Planning staff needs to carefully analyze the Industrial Zoning Comparison Table, 
and the Consultant Comments, to be able to make further recommendations and provide guidance 
prior to the Final Report recommendations.  
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Comprehensive Plan Review 

The Manassas Comprehensive Plan was recently adopted on July 8, 2013.  It provides clear direction 
regarding the City’s economic development goals and gives more than a hint to preferred industrial 
land use practices.  Further, there are specific guidelines for the industrial areas including the 
Industrial/Suburban Business District character area.  The Comprehensive Plan sections cited here 
are directly relevant to the proposed modifications of the industrial zoning districts and correlate 
with information and consultant comments presented in the Industrial Zoning Comparison Table.   
 

The industrial zoning amendment process will be the City’s first significant opportunity to amend 
one of its major land use tools to further the goals and strategies of the new Comprehensive Plan.  
In this regard, very close attention should be paid to ensure implementation of these stated 
priorities. 
 
Comprehensive Plan Industrial Overview 
In the Executive Summary a Plan Framework outlines key issues facing the City which includes the 
following: “Older industrial areas and newly developing areas around the airport are key to 
economic growth of the City.” 
 

Three of the Land Use Key Issues cited in the Plan Framework are: 

 Industrial development and redevelopment should be 
organized and coordinated to avoid isolating businesses.  

 Industrial uses shall be significantly buffered, and use 
impacts mitigated, to protect surrounding or nearby 
residential neighborhoods and businesses. 

 Older industrial areas should be reviewed to consider 
potential redevelopment opportunities. 

 
The Land Use chapter further states that, “The Industrial/Suburban Business District also includes 
the most substantial land for growth, so the principles in this category also establish a vision for 
currently undeveloped land.” 
 

The Industrial/Suburban Business Districts Character Area has several focus priorities. 
 

Focus Priorities 
The primary land use and community character issues to be addressed in 
Industrial/Suburban Business Districts include: 

 Support business and economic development for local and national companies. 

 Provide access to regional transportation networks to efficiently move goods. 

 Encourage high-quality development and redevelopment. 

 Promote energy efficient and sustainable development practices. 

 Appropriate buffering to adjacent uses. 
 
  



 

Manassas Industrial Zoning August 22, 2012 Page 14 
Technical Memorandum  

 

The Industrial/Suburban Business District’s description is very specific stating: 
 

Industrial/Suburban Business District areas represent existing and future large format 
business subdivisions with large lots, with local infrastructure to accommodate large format 
structures, heavy peak time traffic, and truck traffic. The diversity in architecture and site 
layout is balanced with consistent heavy landscaping to soften the appearance of structures 
and parking. 

 
The intent of the district furthers the district description statement: 
 

Industrial/Suburban Business Districts should provide highly accessible and quality 
environments to support office, wholesale, manufacturing, distribution, and accessory retail 
businesses. The district should offer flexible options for the demands of a variety of business 
models in scale of operations, and demands of individual site and building needs. A green or 
open space theme and elements should knit the areas together and offset the impact of the 
large areas of impervious surfaces. 

 
Appropriate land uses in the district include office, 
manufacturing/wholesale/distribution, vertical mixed 
uses, civic, and parks. 
 
Other relevant Excerpts from the Industrial/Suburban Business Districts Section 

Design Principles 
The character of the Industrial/Suburban Business Districts is defined in large part by the function 
of these areas: large scale uses, separated from daily services and residences. This form is defined in 
a number of ways, including 1) the way the street grid divides the land into blocks (the “district”), 2) 
how individual properties are developed, 3) the shape and size of parcels and where buildings sit on 
the site; 4) the size of the buildings, and 5) what features are common throughout the district. The 
following are the design principles for the Industrial/Suburban Business Districts. 
 

District 

 The districts are very large land areas with good regional access via railroad, highway, and/or 
airport.  

 The districts are often designed in a “park like” setting and may include multiple small 
business campuses. 

 Subdivision of land is semi-regular and lots are consolidated if possible to accommodate 
various sized operations. 

 Local streets are wide and designed to accommodate heavy truck traffic, with adequate 
foundation and turning radii. 

 Through roads connecting developments allow for multiple and alternative routes in and out 
of the district. 

 Pedestrian and bicycling trails or facilities are provided within the district and connect to the 
local network. Some facilities are provided within the “park” areas to offer amenities to 
employees during breaks. 

 District infrastructure capacity is designed to meet the generally higher intensity water, 
sewer, communications and energy needs of locally serving retail, office and services uses.  
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Site 

 The placement of buildings on lots varies but central or rear locations are common. 
Variation in setbacks is permissible within a district. On-site stormwater management 
(retention ponds) is present with large landscaped surface parking areas in coordination with 
City policies for stormwater management in the area. 

 Naturalized or manicured green areas are included to offset the intensity of the impervious 
surfaces needed to accommodate the large format buildings and significant surface parking 
areas for employees. 

 The Euclid Area Industrial/Suburban Business area has slightly smaller lots than those in the 
Gateway area, with buildings set closer to the street and loading and parking located to the 
side or rear. This pattern should be maintained in this area. 

 Outdoor storage areas are well screened with walls or 
dense landscaping and located out of view from 
residential areas or major corridors. 

 Surface parking areas are broken up by internal planting 
islands. 

 Significant landscaping is used to unify sites within the 
district and promote a high quality appearance. 

 Sites are designed to incorporate sustainable 
development practices including storm water and energy 
management. 

 

Building 

 Architectural styles are unique to their use, and 
buildings vary from 5-story plus office buildings of 
brick to very large footprint buildings designed to 
accommodate manufacturing operations.  

 Building materials are durable and low maintenance, 
complementing the demands of large format 
manufacturing, wholesale, distribution, and office 
construction. 

 Buildings are designed with energy efficient 
components. 

 

Infill and Redevelopment Principles 

 Subdivisions should have flexible design to accommodate a range of scale and types of 
business uses. Proactive management of emissions and pollutants should be of high priority 
in facility design and site design. 

 Redevelopment/development in these areas is to address the relationship to adjacent areas 
and provide buffering from residential uses. 

 Redevelopment should implement enhanced access management principles and provide road 
capacity capable of maintaining high levels of service and business activity. 

 Redevelopment/development district designs in these areas should accommodate cost 
effective and sustainable industrial development through improved water or energy 
management practices, and provide options for possible alternative energy sources. 
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Implementation Strategies 

Relevant economic development implementation strategies (by number) include: 
 

15. (Strategy 5.4.5) Implement programs to locate regional market attractions to the City, such 
as retail, office and entertainment uses.  
16. (Strategy 5.5.1) Guide and prioritize efforts to market Manassas as a business-friendly 
community with surrounding jurisdictions and regional economic development organizations to 
maintain relationships that assist in the recruitment of new businesses. 
17. (Strategy 5.5.2) Support the retention, growth and expansion of existing businesses as the 
core element of the City's economic development efforts. 
95. (Strategy 3.1.2) Implement ordinances that ensure infill 
and redevelopment occurs according to standards and 
guidelines that protect the integrity of surrounding areas and 
provide appropriate buffering and transitions between uses. 
98. (Strategy 4.4.3) Stabilize residential neighborhoods next 
to commercial areas by establishing transitional land uses, 
controlling vehicular access, and establishing landscaping 
buffers and/or architectural screens. Regulate the amount 
of noise and/or lighting produced by land uses to minimize 
the impacts on nearby properties. 
99. (Strategy 4.4.6) Review and amend Zoning and Subdivision Ordinances to enable and 
enhance crime prevention through improved site design and building design standards. 
103. (Strategy 6.3.4) Review and adjust regulations and requirements for new development or 
redevelopment projects to upgrade access provisions and support the objectives of the 
Comprehensive Plan. Implement access management programs to study and evaluate the 
comprehensive impacts of new projects. 
107. (Strategy 8.1.2) Promote sustainable development practices including but not limited to 
storm water management, tree protection, maintenance of non-disturbance zones in critical 
areas, conservation set-asides in development plans, low impact development methods. 
 
Comprehensive Plan Conclusion 
The Comprehensive Plan, as a guidance document, sets specific priorities, use categories, and design 
principles.  The Industrial/Suburban Business Districts section provides a roadmap for any 
proposed amendments to the industrial zoning districts, particularly in terms of site and building 
standards, connectivity, and uses.  Much of what is desired for these districts correlates directly with 
the research presented in this memorandum as well as that of the Industrial Zoning Comparison 
study.   
 

The Plan is less clear on specific implementation strategies for industrial areas, but the strategies 
cited above can be influenced by, and should be pursued in context with, the industrial zoning 
district amendments.  The Comprehensive Plan sets a clear vision for the industrial districts that 
needs to be directly reflected in the district purpose of the zoning ordinance, which will directly 
influence the subsequent district standards that are set forth (i.e., setbacks, landscaping, site 
coverage, minimum lot size, FAR, and so on).   
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Industrial Use Recommendations 

The City will need to work with the consultants to provide a direction for the recommended Zoning 
Ordinance amendments to the industrial zones.  However, based on the findings presented in this 
report, along with an analysis of the Existing Conditions Survey, there are a number of areas that need 
to be considered. 
 

Industrial Use Overview 
 

Automobile Repair 
While the literature review suggests that auto repair facilities are a standard and appropriate use in 
industrial zoning districts, this use takes up a considerable portion of the City’s industrial zoned land, 
particularly in the I-1 district.  This use is also permitted as a B-4 use allowing for plenty of 
opportunities for future and existing automobile repair businesses to operate.  These operations do 
not fit the vision set forth for the industrial areas of Manassas which are more research and 
technology based, situated on larger lots in a campus-style setting, and require good freight 
transportation access.  
 

Commercial/Office Uses 
The focus of each industrial zoning district should be on industrial uses oriented to the purpose of 
the district.  Any commercial or office uses should be supplementary to an industrial use, or on 
property that does not compete in the market with targeted industrial uses.  In other words, a small 
corner lot on an arterial or collector road will obviously be more suited for a convenience store or 
similar use than a research building.  These types of uses are expected and help to diversify the 
character of the district in terms of goods and services.  They should not become the primary focus 
of the industrial district as that is the role of the various business districts. 
 

Adult Uses 
The City has recently amended its Zoning Ordinance to permit a variety of adult uses. These 
standards are necessary, well done, and should be maintained to ensure their continued use status.  
Consideration should be given to how these uses are presented in the ordinance. The regulation 
standards associated with adult uses are necessarily extensive, but they should not inadvertently 
undermine the main intent of both industrial zoning districts.   
 

Assembly Uses 
A potential high end, high traffic economic development use for the City is recreational or 
entertainment facilities such as a tournament complex, convention center or auditorium, a stadium, 
or similarly scaled regional use.  This type of public assembly use needs to be carefully considered 
and further direction from City staff is needed.  One implication of such a use is that whatever 
standards are set forth to regulate that type of assembly use should also apply to any other types of 
assembly uses.  Also, if a recreation assembly use is permitted by-right then a religious assembly use 
should also be permitted by-right.  If the assembly uses are permitted by special exception (or SUP), 
then they should be evaluated on the same adverse impact standards and any other evaluative 
criteria.  Currently, public uses are permitted in the I-2 district by-right but other assembly uses are 
not.  This portion of the zoning ordinance should be amended to treat all assembly based uses (uses 
that attract audiences) with the same performance standards.   
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While a large “event venue” might be an economic and tax-base attraction for the City on an 
industrial zoned property, civic oriented uses such as a park or a church will occupy “zero tax 
revenue” property.  Nonetheless, since the City’s Comprehensive Plan lists parks and civic uses as 
two of the five main land use categories, we recommend that all assembly uses be permitted in 
industrial areas by-right with specific performance (or design/use) standards.  Similar to the example 
in the best practices review, a place of assembly use could be created to replace existing assembly 
uses and be regulated based on its size (small or larger).   
 
Future Land Use 
While no zoning map changes are 
anticipated by the City, an examination of 
the Character Areas Map is 
recommended.  Like Mathis, Euclid 
Avenue, is an eastern gateway to the City 
and lends itself more toward commercial 
redevelopment than continued industrial 
zoning.  The Existing Conditions Survey will 
demonstrate that there are very few actual 
industrial uses in this corridor.  An 
emphasis on the “Suburban Business” 
portion of the Industrial/Suburban 
Business district should be a focus of 
future zoning changes in this area.  Fewer 
B-4 uses should be permitted in the 
industrial zoning districts to more clearly 
differentiate the value of industrial land as 
set forth clearly in the Comprehensive 
Plan.  If the City were to consider a 
proactive Zoning Map amendment along 
the Euclid corridor from I-2 to B-4, 
almost no uses or property values would 
be materially affected due the limited size 
and current commercial use of the 
parcels.  Similarly, the rezoning of land 
from I-2 to I-1 for the remainder of this 
section of the City would also be 
appropriate since there are almost no heavy industries in this section of the City.  An I-2, Heavy 
Industrial, zoning designation in this area seems inappropriate and is not utilized as such by any 
businesses in the Euclid corridor, in particular. 
 

Another area for consideration is Prince William Street.  This is in the Downtown Special District 
and the I-1 zoning along the north portion of the street stands in conflict with the variable 
residential zoning districts along the south side of the road.  It is recognized that the rail line north 
of these properties is likely the impetus behind their industrial zoning classification, but neither their 
current, nor apparent historic, uses are of a primarily industrial nature.  A civic, commercial, and 
residential zoning mixture along the north side of Prince William Street would be appropriate. 
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Use Types 
All uses permitted in either industrial zoning district need to be listed fully in each district.  Further, 
the uses should be divided into use categories to ensure their alignment with the Comprehensive 
Plan.  Recommended use categories include, but are not necessarily limited to - Civic, Commercial, 
Office, and Industrial.  Industrial uses should include light, medium, and heavy industry with 
corresponding definitions.  This will allow the Zoning Administrator to have more flexibility in 
determining the appropriateness (and type) of industry proposed for an area. 
 

The nature of industry changes constantly and in order to maximize the effectiveness of economic 
development policies, and the longevity of the Zoning Ordinance, accommodations in the ordinance 
that recognize the dynamic nature of the uses being regulated will benefit both the City and future 
(and existing) industrial businesses. 
 

Listing uses by category will also help to de-emphasize uses that are not the primary focus of the 
industrial zoning districts.  Commercial, office, and civic uses will be listed within their appropriate 
contexts with recommended performance (or use & design) standards as necessary. They will not be 
the dominant theme of the districts. 
 

Industrial Use Analysis 
The I-1 and I-2 industrial zoning districts do not appear to function as intended, nor where 
intended.  Much of the eastern I-2 zoning is clearly B-4 oriented, commercial businesses with a 
smattering of light industrial uses (mostly auto repair).  The presence of any heavy industry in the 
eastern portion of the City is all but absent and does not appear to be appropriate.  
 

The Purpose of each district, as stated in the Zoning Ordinance, also does not align with either the 
reality of the uses that exist or the newly adopted Comprehensive Plan’s vision for the 
Industrial/Suburban Business Districts.  The I-1 district actually has more intense uses particularly 
around the airport.  Based on the I-2 district’s currently stated purpose, many of the western I-1 
businesses actually fit that purpose more appropriately.   
 

Industrial Use Conclusion 
The amendments to the industrial sections of the zoning ordinance need to start with a retooled and 
clear purpose for each district.  Then each district can more accurately list uses, by category, that are 
appropriate for the district.  The Use & Design standards for certain uses could also be logically 
derived based on the impacts of the individual uses (regardless of zoning district), and the individual 
zoning district standards could then also be better tailored to the district’s purpose and uses.  
 

These matters need to be further discussed and developed in partnership with City staff, but they 
represent a logical extension of the analysis presented in the technical memorandum – the best 
practices, benchmarks, Comprehensive Plan, use recommendations – and the subsequent Existing 
Conditions Survey. 
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Memorandum Conclusion 

The City of Manassas has set a specific direction and vision for its industrial areas through its newly 
adopted Comprehensive Plan.  This vision will be supported directly by the modifications to the 
industrial zoning districts that result from this project.  The research presented in this technical 
memorandum also correlates well with the Plan’s stated priorities and principles.  Organizing the 
district by use categories, establishing FAR standards, evaluating appropriate lot coverage (open 
space v. impervious), setbacks, access, among other standards, will all be influenced by the research 
presented here and staff’s input and evaluation of this information moving forward.   
 

This technical memorandum represents the completion of Task 1 but should be taken into close 
consideration with Task 2 which is the Existing Conditions Survey.  The survey will show what exists in 
the industrial zoned areas which lends support to the recommendations presented in the Industrial 
Use section of this document.  Staff’s evaluation of the information in Tasks 1 and 2 will lead to the 
project’s Final Report setting forth recommended code modifications for the City’s industrial zones. 
 
 

Next Steps 

The Existing Conditions Survey has been conducted and will be finalized as the next task so that it, 
taken with the Industrial Zoning Comparison Survey and this technical memorandum, can lead to the 
final project task which is recommended changes to the City’s industrial zoning regulations.  All 
tasks are scheduled to be finalized, in draft form, for City staff review by August 31, 2013.  The final, 
staff approved products will then be presented at a joint meeting of the Land Use Committee and 
ZORC on September 26th.  Their recommendations, along with the zoning ordinance review 
information, will be presented to Council in October.  The Planning Commission and Council are 
anticipated to conduct their public hearings on proposed ordinance amendments in the 
October/November timeframe. 
 
 
 
 



Consultant Comments
District Name I-1 I-2 M-1 M-2 M/T I-1 I-2

District Type Light Industrial Heavy Industrial Heavy Industrial Light Industrial Industrial/ Transportation Industrial Light Industrial

Desired Purpose
Campus style 
employment centers

Provide areas for 
industrial uses
including manufacturing 
and business activities 
otherwise prohibited by 
this chapter
due to their heavy truck 
traffic, excessive noise, 
and/or unique 
development needs

Heavy and intensive 
industrial processing, 
manufacturing, and 
storage with limited 
retail and service uses

Flexible use 
employment center; 
research and 
development, light 
industrial 
manufacturing, 
warehousing, related 
office and institutional 
uses

Provide areas for and 
encourage
development of heavy 
industrial uses, and in 
particular for including 
those which generate
considerable truck 
and/or heavy equipment 
traffic, or which require 
access to more than one 
mode of transportation

Promote employment 
opportunities and 
enhance the city's tax 
base through the 
development of research 
and development 
centers, light industrial 
manufacturing, 
warehousing, and related 
office and institutional 
uses

Encourage the 
development of 
compatible industrial, 
commercial and office 
uses … creating a 
positive image for the 
city

The I-1 District is not "campus-
like".  Most peer communities 
provide for light but not heavy 
industrial. Manassas has a "heavy 
zoning district" (I-2) but it is not 
utilized as such and does not 
appear to desire truly heavy 
industry within the community.  
The City needs to figure out what it 
wants to provide.  What is its 
Industrial Economic Development 
brand?  For example, the I-2 
District could be converted into an 
R/D District.

Notable Uses

Research & 
development, business 
offices, light 
manufacturing, 
distribution, and supply

Virtually all uses 
permitted by right in
the other nonresidential 
zones are permitted in the 
I-2 zone unless listed in 
the special use permit 
section

Intended to promote 
employment

Not for retail and 
service unless in support 
of primary use

Specialized 
transportation, industrial 
equipment, supporting 
services

R&D (non-HAZMAT)
Defense production, 
R&D, Technology 
businesses

Issues include how intensive 
should the industrial districts be in 
terms of heavy vs. light industry, 
and should retail and/or residential 
be allowed at all, as well as other 
uses such as auto repair. Very little 
actual R&D occurring in I-1.

HAZMAT/Combustible 
material restrictions Requires SUP Requires SUP Requires SUP Requires SUP Requires SUP None permitted

Should Manassas permit such 
activities even by SUP, particularly 
in I-1?

Manassas Prince William County Manassas Park



Other By-Right

All B-4 uses (with 
exceptions); adult uses; 
airport; bottling, 
manufacturing, cold 
storage, milk facilities; 
general manufacturing, 
quarters for facility 
caretakers; wholesale 
trade; building material 
sales; scientific R&D; 
public storage; printing; 
warehouse and storage

In addition to I-1 uses 
and adult uses,  public 
and semipublic uses 
(excluding detention); 
truck terminals; storage 
yards (non-HAZMAT)

Allows for 68 listed uses 
varying from light and 
medium industrial to 
office and commercial 
uses;  By-right uses are 
non-HAZMAT

Allows for 39 uses 
including, but not 
limited to, educational 
facilities; data and 
computer services; 
pharmaceutical 
processing; research and 
development; offices; 
vocational school; 
veterinarian; convention 
center

Allows for 71 listed uses 
including, but not limited 
to, farm equipment; cold 
storage; equipment and 
material storage yards; 
feed distribution center; 
manufacturing; motor 
vehicle sales, repair, 
storage; railroad services; 
truck terminal; By-right 
uses are non-HAZMAT

Ambulance services; 
commercial studios; 
assembly (non-
HAZMAT); industrial 
bakery; building material 
sales yards; cleaning 
/dyeing; data processing 
center; equipment 
storage yard; gunsmith 
shop; janitorial; 
laboratory; 
manufacturing; office; 
packaging, 
telecommunications, 
courier services; 
printing; public utilities; 
radio/TV broadcasting; 
recording studio; 
business/trade schools/ 
self-storage; warehouse

All uses permitted in 
the Public Facilities 
and B-2 districts; 
light/medium 
manufacturing

A primary issue is whether the City 
wants to craft use lists with an eye 
toward competing directly with 
neighbors such as PWC, Manassas 
Park, Warrenton and Leesburg, 
either by matching them closely or 
by allowing some uses they do not 
allow.                              The 
permitted uses - by right and by 
permit - need to support the 
district purpose.  As a 
housekeeping matter, all permitted 
uses need to be comprehensively 
listed in each zoning district (not 
refer back to other districts).             
                  Also, all assembly uses 
should be addressed equally.



Other SUP

Animal hospital; 
chemical storage (in 
excess of 5 tons); child 
care; combustible 
materials; places of 
worship; commercial 
amusement facilities; 
laboratories; 
funeral/cemetery uses; 
gas station; heliport; 
kennel; intermediate 
residential housing;  auto 
repair; motor vehicle 
sales (min. lot area of 
20,000 sq. ft.); private 
schools; public facilities; 
restaurants; transient 
housing; truck terminals

Asphalt/concrete plants; 
child care; chemical 
storage; 
telecommunications; 
motor vehicle repair, 
sales; combustible 
materials in excess of 
10,000 gallons; public 
dancehall; all repair 
shops/garages

Allows for listed and 
unlisted uses by SUP 
including HAZMAT 
and other uses with 
potentially adverse 
impacts 

Ambulance service 
repair; HAZMAT 
research & 
development, assembly, 
testing laboratories, 
wholesale; commercial 
parking; gas station; 
shooting ranges; marina; 
heliport; race track; 
recreational facilities; 
recyclable materials 
separation; stadium; 
water transportation; taxi

Asphalt/concrete plant; 
HAZMAT assembly; day 
care; mineral extraction; 
heliport; manufacturing; 
research and 
development; marina;  
storage; gas station; 
motor vehicle graveyard; 
racetrack; shooting range; 
saw mill; stadium; 
laboratories; truck stop; 
warehouse; water 
transportation

Auto repair; indoor 
shooting range; indoor 
or outdoor stadium; taxi 
or limo services

Business or 
commercial uses with 
buildings over 60'; 
vehicle sales; 
commercial recreation

SUP uses need to reinforce the 
district purpose along with the by-
right uses.                                  
Uses for consideration should 
include uses that would reinforce a 
campus-like theme; not necessarily 
R&D, but economic development 
oriented.  

Accessory Structures/Uses Yes Yes Yes Yes Yes

Retail supply & 
equipment uses; retail 
& refreshment uses 
(not to exceed 25% of 
principal area)

This is a pretty customary use and 
does not pose any material issues.  



Prohibited uses section
Yes; all uses not 
specifically permitted are 
prohibited

Yes; all uses not 
specifically permitted are 
prohibited

Any unlisted use may be 
considered in a SUP N/A Salvage, scrap or vehicle 

storage yards

Explicitly stating that all uses not 
listed are prohibited is a good 
practice for clarity, however, 
allowing for the inclusion of 
additional uses through a zoning 
text amendment process should 
also be considered.  Any uses 
should be carefully measured 
against the district purpose and 
associated adverse impacts.

Use limitations

Principal uses shall be 
conducted within a 
completely enclosed 
building

Principal uses shall be 
conducted within a 
completely enclosed 
building

Uses permitted by-right 
in conjunction with, and 
secondary to, a 
permitted principal use:  
locksmith, quick service 
food store, motor 
vehicle fuel station (for 
primary business 
vehicles), commercial 
indoor recreation 
facility, restaurants, 
retail store

Uses permitted by-right 
in conjunction with, and 
secondary to, a 
permitted principal use:  
adult/child day-care, 
salon, bus station, 
catalog sales, equipment 
storage, financial 
institution, helistop, fuel 
station (for primary 
business), office, 
commercial indoor 
recreation, restaurants, 
retail store, taxi

Uses permitted by-right 
in conjunction with, and 
secondary to, a permitted 
principal use:  locksmith, 
motor vehicle fuel station 
(for primary business 
vehicles), commercial 
indoor recreation facility, 
quick service food store, 
restaurants, retail store

Manufacturing and 
repair business shall be 
conducted within 
enclosed building; 
underground utilities

Underground utilities

Enclosed buildings match typical 
practices.                                  
Requiring underground utilities is a 
good practice.                    Dustless 
parking surfaces = paved                  
                          Requiring 
additional use and design standards 
for certain uses is a good practice 
and can allow for uses by-right 
where otherwise they might require 
an SUP.



Ancillary activity restrictions May be exterior with 
appropriate screening

May be exterior with 
appropriate screening

Must be screened from 
public view

Manassas addresses as well as, or 
better than, others.

Screening requirement

Required for all 
residential boundaries 
and abutting publicly 
visible storage areas; 6' 
opaque screen, landscape 
buffer, 25' depth

Required for all 
residential boundaries 
and abutting publicly 
visible storage areas; 6' 
opaque screen, landscape 
buffer, 25' depth

Not in district section Not in district section Not in district section

Screen or locate private 
trash receptacles, loading 
docks, and garage doors 
so they are not visible 
from a public street. 

Screen or locate 
private trash 
receptacles, loading 
docks, and garage 
doors so they are not 
visible from a public 
street. 

Manassas screening requirements 
are comparable to, or better than, 
others - could be strengthened by 
the performance standard of "not 
visible from public ROW" 
although that requires 
interpretation and enforcement.

Landscaping requirements Yes per above Yes per above Not in district section Not in district section Not in district section 20% of lot

Lot coverage standards should be 
considered to enhance a "campus-
like" atmosphere, and the type of 
plantings should also be addressed 
(i.e., native species or others that 
are desired or not desired).



Storage
No more than 20% of 
lot devoted to outdoor 
storage

Limits on amount of coverage 
devoted to outdoor storage may be 
useful, although effective screening 
should mitigate most issues. If a 
coverage limit is imposed, it 
needn't be as restrictive as 15% or 
20% as with Blacksburg and PWC, 
but could be enough to prevent a 
de facto storage yard and no other 
use, such as 50% limitation.

Parking requirements Yes (Article VI) Yes (Article VI) Not in district section Not in district section Not in district section

Article VI needs to be evaluated as 
a separate review exercise.  The 
standards appear to be typical, but 
not reflective of some newer 
parking philosophies and practices.  
 The phased and shared parking 
provisions seem to be good as long 
as they have been successfully 
administered.



Development Standards

There is some merit in requiring a 
minimum district size, particularly 
for I-2, and if the goal is to 
encourage a "campus-like" 
atmosphere.

Min. lot size None None None None N/A None 2 acres

One acre minimum lot size is a 
common standard. In theory, no 
minimum is necessary, but as a 
practical matter, having a 
conservative minimum protects 
against unintended consequences, 
surprises, and conflicts over 
subdivision applications. 

Min. lot width N/A N/A
This does not appear to be a major 
issue and any standards set forth 
are relatively nominal.

Min. lot depth N/A N/A This appears to be a non-issue.

Max. FAR (floor area ratio) N/A N/A

.50; No more than 20% 
of principal use may be 
used for accessory retail 
sales

.50; No more than 20% 
of principal use may be 
used for accessory retail 
sales

0.75

The higher the FAR, combined 
with a conservative lot coverage 
requirement, the more efficient the 
buildings will be designed and a 
more campus-like industrial park 
can result.

Max. lot coverage N/A N/A 85%, 15% open space 80%, 20% open space 85%, 15% open space 70%

In tandem with the FAR, this 
requirement can enforce a park-like 
atmosphere, yet still allow for 
significant development.



Max. structure height 75' (excluding screened 
mechanical equipment)

75' (excluding screened 
mechanical equipment)

75', excluding screened 
mechanical equipment

60', excluding screened 
mechanical equipment

75', excluding screened 
mechanical equipment 60' 60' without CUP

75 feet max height is more 
permissive than some other peer 
communities but the City's setback 
requirements protect against 
conflicts and allow more flexibility 
for users. This height also permits 
a much higher FAR along with 
open space (Lot Coverage) 
requirements.

Special Exceptions

Screened mechanical 
equipment; towers & 
antennas owned by 
municipal government; 
airport overlay district 
supersedes 

Screened mechanical 
equipment; towers & 
antennas owned by 
municipal government; 
airport overlay district 
supersedes 

This appears to be a non-issue and 
is handled well by the City.

Yard/Setback Requirements

These standards can also reinforce 
the creation of a campus-like 
atmosphere, but none of these 
comparisons are particularly 
aggressive.  Nominal setbacks 
appear to be the norm.

Front 15' from lot line; +6":1' 
for structures over 75'

15' from lot line; +6":1' 
for structures over 75'

20' from all rights-of-
way; +2' of additional 
setback for every 1' 
height above 45'

20' from all rights-of-
way; +2' of additional 
setback for every 1' 
height above 45'

20' from all rights-of-way 15' 15'



Rear

25' from residential 
district line; +1':1' for 
structures over 25'; none 
adjacent to C or I 

25' from residential 
district line; +1':1' for 
structures over 25'; none 
adjacent to C or I 

20' setback from 
abutting C or Office 
district property lines; 
50' from Ag or R district 
property lines

20' setback from 
abutting C or Office 
district property lines; 
50' from Ag or R district 
property lines

20' setback from abutting 
C or Office district 
property lines; 50' from 
Ag or R district property 
lines

10' (only if adjacent to R) 10' (only if adjacent to 
R)

Sides Same as above Same as above Same as above Same as above Same as above 20' (50' adjacent to R) 20' (only if adjacent to 
R)

Lot access (private/public) N/A N/A 20' service area in rear 20' service area in rear 20' service area in rear
This does not appear to be a major 
issue and any standards set forth 
are relatively nominal.



Notes:

All permitted uses should 
be listed in each district 
section and not reference 
other district uses; no 
structure shall exceed 75', 
however there is an 
additional setback for 
structures over 75'?; the 
material difference 
between industrial 
districts is minimal

Same as for I-1
Secondary uses must 
not take up more than 
25% of floor area

Prohibits truck storage 
except during loading or 
unloading activities; 
Secondary uses must 
follow primary 
provisions. Secondary 
uses must not take up 
more than 25% of floor 
area

Secondary uses must 
follow primary 
provisions. Secondary 
uses must not take up 
more than 25% of floor 
area

Manassas Park seems to 
have taken many of its 
cues from PWC's 
industrial and economic 
development efforts.  
MP also seems to have 
very similar goals to the 
City of Manassas.  Their 
approach is worth 
noting in many areas.

Use & design standards are 
recommended for many uses to 
allow them to be by-right as 
opposed to SUP.  For example, 
treating assembly uses similar to 
adult uses in that regard, or it may 
be that an outdoor recreation use is 
an SUP in I-1, but by-right with 
required performance standards in 
I-2.  As an alternative to listing 
individual uses, the City should 
consider defining light, medium, 
and heavy industry and letting the 
Zoning Administrator determine 
what use fits what category.  This 
would allow for more flexibility in 
ordinance administration.  
However, there are advantages to 
specifically listing (and defining) 
some desired uses for economic 
development clarity.  All listed uses 
should be defined in the ordinance.
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Existing Conditions Survey 
for Industrial Zoned Properties 

Note: This inventory is not intended to be a complete record of industrial zoned land, rather an extensive inventory of industrial properties to assess the 
current use (i.e., residential, commercial, industrial, civic, etc.). 

* The properties are presented in the order the windshield survey was conducted so there is some geographical flow rather than an alphabetical 
listing by street. 

Zoning Owner’s Name Use Address* Comments 
     

I-1 Reformed Presbyterian Church religious assembly 8913 Center Street   

 
     

I-2 
Manassas Ice and Fuel Company 
(MIFCO) 

manufacturing & 
distribution 

9003/9005/9007/9007
A/9009/9011A  
Center Street 

 
I-1 City of Manassas civic 9317 Center Street cemetery 

I-1 Davison-Swann Living Trust 
commercial  
(auto sales) 

9321 Center Street Harley Davidson 

I-1 Pierce, Robert W. and Liza office 9605 Center Street Pierce Insurance (Nationwide) 
I-1 Pierce and Price LLC specialty service 9609 Center Street Pierce Funeral Home 

I-1 Society For Worldwide Interbank commercial; financial 9623 Center Street 

Swift 

 

I-1 Maverick Realty III, LLC 
industrial 
manufacturing 

9635 Center St 

Georator Corporation 
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I-1 B-Del Corporation retail 9751 Center St 

Southern States 

 
I-1 Vicken Properties, LLC commercial 9781 Center Street  
I-1 Commonwealth of Virginia commercial 9779 Center St Not sure if this is leased, but it’s taxed C 

     

I-1 Redbird LLC 
flex; 
office/commercial 

9654 Center Point Ln 

 
     

I-1 Prince Properties LLC vacant 
9002/9004  
Prince William St 

ABC Photo & Imaging Services 

 

I-1 City of Manassas civic 9116 Prince William St 

Water tank 

 
I-1 S and S Holding LLC commercial 9150 Prince William St E Car Sales and Rentals 

I-1 
Sfreddo, Anthony M and Sfreddo, 
Phillip 

 
9160/9162/9164  
Prince William St 

 

I-1 Brown Brothers, LLC  
9166/9168/9170  
Prince William St 

Brown’s Insurance Agency 

I-1 
Orange And Alexandria Real 
Estate, LLC 

 9216 Prince William St Gregory Industrial Park 

I-1 Smith, Steve B  9230 Prince William St  
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I-1 Olde Town Auto Repair auto sales & repair 9278 Prince William St 

OTAR, LLC – lengthy legal (see deed) 

 
I-1 Kratzer Brothers Ventures, LLC paint, storage, office 9288 Prince William St  
I-1 Pitts, James K, Trs of the James   9294 Prince William St  

I-1 
Berry, Terry W and Brenda S 
 

mechanical, plumbing, 
electrical 

9400 Prince William St 

 

I-1 Conger, Dennis R Jr storage 
9402/9402A  
Prince William St 

Piedmont Products 

 Gregory, John O office/storage 9410 Prince William St 

Gregory Construction 

 
I-1 Eagle, Brett  9414 Prince William St  

I-1 Rizkallah, Issam S and Erika L  
9416/9418  
Prince William St 

 
I-1 Amezquita, Tomas E commercial 9500 Prince William St  
I-1 Costa Enterprises LLC vacant 9502 Prince William St  
I-1 Burns, Tommy commercial 9504 Prince William St  
I-1 Rivera, Fidel residential 9508 Prince William St Lawful non-conforming 
I-1 Griffin, Michael T and Linda M commercial 9510 Prince William St  
I-1 Stark, Faye S residential 9512 Prince William St Lawful non-conforming 
I-1 Select Locations, LLC commercial 9514 Prince William St  
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I-1 Costa Enterprises, LLC 
religious assembly/ 
office 

9518/9520  
Prince William St 

 
I-1 Harmon, Ernest R and Bessie Lee commercial 9524 Prince William St  
I-1 Barbour, Richard D Jr and Mary  residential 9526 Prince William St  
I-1 Alstadter, Sandra  9528 Prince William St  
I-1 MHP Enterprises, LLC commercial 9530 Prince William St  

     

I-1 Manassas School Board civic 9601 Wellington Rd 

Manassas Elementary School  

 
     

I-1 City of Manassas civic 9723-27 Dean Drive water tank/pumping facility 

I-1 Manassas Ventures LLC vacant 

9501/9729/9733/9755/ 
9764-76/9786-92/ 
9796/9974/9976/ 
10015-19 Dean Dr 

 

I-1 
Logan Sinclair Limited 
Partnership 

vacant 9720 Dean Dr  

I-1 Rivera, Rose D and Miguel A storage 9735/9737 Dean Dr commercial 
I-1 Estate of Strother, Moses vacant 9743 Dean Dr commercial 
I-1 Kane, James Scott  9745 Dean Dr  
I-1 Robinson, Simon  9782 Dean Dr commercial 

I-1 Kincheloe, John T vacant 
9731,9739-41, 9747-49, 
9757-9769, 9781-9795 
Dean Dr 

 
I-1 Burke, Vera Y  9798 Dean Dr  
I-1 Cook, Danny L and Bonnie R residential 9840 Dean Drive Lawfully non-conforming 
I-1 Pickett, Charles A and Althea A  10001 Dean Dr  
I-1 Cook, Danny L and Bonnie R  10025 Dean Dr  
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I-1 Pickett, Charles A and Annie A residential 10034 Dean Drive  

I-1 FAVOR LLC commercial/civic 10035 Dean Drive 

Doggie Daycare/animal shelter 

 

I-1 
Northern Virginia Family Service, 
Inc. 

civic 10056 Dean Drive 

SERVE (homeless shelter) 

 

I-1 
Crigger Holdings, LLC and 
Cowne Holdings 

 10060  Dean Dr  

I-1 
Virginia Electric and Power 
Company 

 10068 Dean Dr 

 
I-1 Jeffrey L Lehew Family, LLC XI  10198-99 Dean Dr  

     
I-1 Pickett, Lillie Mae  9905 Foster Dr  
I-1 City of Manassas  9985 Foster Dr  

I-1 
Matias, Alberto E and Grace Del 
Carmen 

 10021 Foster Dr  

I-1 Manassas Ventures LLC vacant 10023/25 Foster Dr  
I-1 A and M Enterprises LC  10024 Foster Dr  

I-1 
Wright, H James and Wright, 
David L 

residential 10046 Foster Dr  

I-1 Singla, Raj and Chand R  10049 Foster Dr  

I-1 Virginia Electric and Power Co 
power generation/ 
distribution 

10212 Foster Dr electrical distribution substation 
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I-1 Steelman, Corena K residential 10216, 18 Foster Dr 

 
I-1 City of Manassas civic 10218a Foster Dr Rose Hill Cemetery 
I-1 Nussbaumer Real Estate, LLC  10219  Foster Dr  

     
I-1 9500 Technology Drive LLC  9500  Technology Dr Manassas Office & Research Park 

I-1 Manassas Ventures LLC vacant 
9501/9507/9509/9521/ 
9523/9531  
Technology Dr 

 

I-1 
National Religious Broadcasters 
 

service 
communication/ 
warehouse 

9510 Technology Dr 

 
I-1 9511 Technology LLC commercial 9511 Technology Dr Minnieland Academy (daycare) 

     
I-1 Logan Sinclair Limit Part The vacant 9811 Nokesville Rd  

I-1 
Virginia Department of 
Transportation 

 
9967, 71, 73, 77  
Nokesville Rd 

 

I-1 The Baker Post, LLC specialty services 10001  Nokesville Rd Funeral Home 
I-1 Kerlin, Stella B residential 10017 Nokesville Rd Lawful non-conforming 
I-1 A and M Enterprises, LC commercial 10021, 25 Nokesville Rd  
I-1 Kline, Orrin M Jr and Jane C residential 10030 Nokesville Rd Lawful non-conforming 
I-1 Brethren Housing Corporation office/residential 10033 Nokesville Rd  
I-1 Manassas Church of Brethren religious assembly 10037, 47 Nokesville Rd  

I-1 
Thompson, Warren P and 
Charlene 

residential 10053 Nokesville Rd Lawful non-conforming 

I-1 Cemetery civic 10200 Nokesville Rd  
I-1 Berean Baptist Church Inc religious assembly 10203 Nokesville Rd  

I-1 Nussbaumer Real Estate, LLC commercial 10209 Nokesville Rd small shopping center 

I-1 TEBS LLC commercial 10227 Nokesville Rd Veterinarian; auto sales, misc. 

I-1 Saffouri, Judith C Trustee  10401 Nokesville Rd  

I-1 WMH Properties, L.C.  10403 Nokesville Rd  
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I-1 PHA Nokesville, LLC commercial 
10405, 07, 09, 11 
Nokesville Rd 

Stone Center 

 

I-1 
Swansen, Deanna and Aubrey 
Christopher J 

auto sales 10415 Nokesville Rd Voyage Auto Sales 

I-1 
Taghipour, Hamid Reza and 
Navab, Fatemeh 

 10417, 19 Nokesville Rd  

I-1 Haverty Furniture Companies Inc truck/distribution 10421 Nokesville Rd 

 

I-1 
Taghipour, Hamid Reza and 
Navab, Fatemeh 

vacant 10431 Nokesville Rd For Sale 

I-1 Jimenez Properties, LLC auto sales 10439 Nokesville Rd Peruvian Motors 

I-1 Winco Inc 
gas station, 
convenience store 

10441 Nokesville Rd BP 

I-1 
Virginia Department of 
Transportation 

 10511 Nokesville Rd  

     

I-1 Lockheed Martin Federal System 
industrial/ research & 
development 

9500 Godwin Dr  

I-1 Micron Technology, Inc. 
industrial/ 
manufacturing 

9600 Godwin Dr 

 
I-1 Beville, Norborne P Jr Trustee commercial 9748 Godwin Dr  
I-1 EVR Investments, LLC  9750 Godwin Dr  

I-1 City of Manassas vacant  
9698/9800/9911  
Godwin Dr 

 

I-1 Store Master Funding II, LLC  9811 Godwin Dr  
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I-2 BCG Chantilly, LLC flex/office 9813,15 Godwin Dr Godwin Business Park 
I-2 Global Mindset Enterprise, LP flex/office 9817 Godwin Dr #201 Godwin Business Park 
I-2 Olive Enterprises, LLC flex/office 9817 Godwin Dr #202 Godwin Business Park 

I-2 Godwin Investments LLC  9821 Godwin Dr 

 
I-2 Natmi National Manassas, LLC truck/distribution 9825 Godwin Dr Fed Ex 

I-2 
Fullerton, Samuel F Jr and 
Patricia J 

instruction 9835 Godwin Dr Dance Academy 

I-2 Glen-Gery Corporation 
industrial/ 
manufacturing 

9905 Godwin Dr 

Glen-Gery Brick Center; the most evident 
I-2 use in the City. 

 
I-2 Upper Occoquan Sewage civic 9909 Godwin Dr  
I-2 City of Manassas  9913 Godwin Dr  

     
I-1 Aerographics Inc aviation 10678 Aviation Ln  
I-1 Colgan Group LLC aviation 10660 Aviation Ln  
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I-1 Aurora Flight Sciences Inc 
aviation/research & 
development 

9950 Wakeman Dr 

 
I-1 Manassas FBO LLC aviation 9998 Wakeman Dr  
I-1 City of Manassas aviation 10453 Wakeman Dr  
I-1 Chantilly Hangars, LLC aviation 10500 Wakeman Dr  

I-1 
Chantilly Hangars, LLC and 
Chantilly 

aviation 10502 Wakeman Dr  

I-1 Dulles Aviation Inc aviation 10520 Wakeman Dr  
I-1 T-Hangars of Virginia, Inc aviation 10630 Wakeman Dr  

  aviation   

I-1 Aerosolutions Group Inc aviation 
10681 Frank Marshall 
Ln 

 

I-1 Airport Development Group LLC aviation 
10671 Frank Marshall 
Ln 

 

I-1 Airport Development Group LLC aviation 
10661 Frank Marshall 
Ln 

 

     

I-1 Kao/Buchanan Properties, LLC 

specialty service/ 
distribution/ 
storage/office/ 
manufacturing 

10662 Wakeman Ct  

I-1 Key, Anna C vacant 10669 Wakeman Ct  

I-1 Cannon Park Associates L C 

specialty service; 
packaging; 
distribution; 
warehouse 

10678 Wakeman Ct  

I-1 Cannon Park Associates auto auction 10700 Wakeman Ct  
I-1 City of Manassas vacant 10867 Wakeman Ct  
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I-1 Manassas Airport transportation service 

 

All of the uses in and surrounding the 
airport seemed very appropriate to I-1 
zoning uses 

    An airport Land Use Study is underway. 
     

I-2 
Advantage Property Management, 
LLC 

 10351 Residency Rd  

I-2 Contractors Storage, LLC  10599 Residency Rd  
     

I-2 Vucci, Josephine C and Vosburg auto repair 10591 Redoubt Rd 

Industrial Park; Earl’s Auto Body 

 
I-2 Prince William County Board  vacant 10558 Redoubt Rd  

I-2 City of Manassas vacant 
10560/10568/10579  
Redoubt Rd 

Pending sale to landscaping business 

I-2 Wilson Real Estate LLC 
construction 
sales/supply 

10589 Redoubt Rd 

Industrial Park; Stock Building Supply 

 
I-1 Morais Properties Inc specialty service 10580 Redoubt Rd Security & Associates; My & Son 

     
I-2 Manassas Transfer & Delivery mini-storage 10440 Colonel Ct  
I-2 Morais Properties Inc commercial 10450 Colonel Ct Roto Rooter; Unique Automobile Cable 
I-2 Natmi Truck Terminals, LLC shipping/truck 10451 Colonel Ct YRC Freight 
I-2 Sills Family Limited Partnership  10460 Colonel Ct  
I-2 Rkt3 Holdings LLC  10461 Colonel Ct Park (IND) 
I-2 Godwin Associates LLC  10470 Colonel Ct Godwin Industrial Park 
I-2 Godwin Park Enterprises LLC  10480 Colonel Ct  
I-2 Page Leasing Company, LLC  10481 Colonel Ct  
I-2 SSTI 10490 Colonel Ct LLC self-storage 10490 Colonel Ct Smart Stop Self Storage 
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I-2 Godwin Park Enterprises, LLC  10491 Colonel Ct Godwin Industrial Park 
I-2 E&L Builders construction/office Colonel Ct  

     

I-2 Architectural Products manufacturing Morais Ct 
This street is not listed at all in the tax 
records. 

     
I-2 City of Manassas vacant lot 10310 Central Park Dr  
I-2 Central Park Drive, LLC  10360 Central Park Dr Central Park Business 

I-2 
Central Park Drive, LLC C/O 
American Dis 

waste management 
transfer station/ 
pre-processing 

10370 Central Park Dr 

Central Park Business;  
American Disposal Services 

 

I-2 Swan Holdings, LLC  10371 Central Park Dr 

Industrial Ctr; Builder’s First Source; 
Master Craft Awards 

 

I-2 Simoes, Fernando F and Lesley S 
construction storage 
yard 

10379 Central Park Dr Industrial Ctr; Premier Concrete; ASML 

I-2 Caleast Nat, LLC manufacturing; repair 10380 Central Park Dr 
Industrial Ctr; J&J Automotive Services; 
Extreme Steele 

I-2 
Cannon Branch Industrial Center 
LLC 

construction storage 
yard 

10381 Central Park Dr 
Central Park Bus & Industrial Ctr;; 
Broadwater Development 

  



12 
 

I-2 Diamond Enterprises LLC concrete delivery 10391 Central Park Dr 

Indust Ctr; Simeos Concrete;  
Alexander’s Concrete Pumping 

 

I-2 
Advanced Laparoscopic and 
General 

vacant 10399 Central Park Dr Indust Ctr; corner parcel with Godwin 

I-2 Broadwater Investments II flex/commercial 10426 Central Park Dr Industrial Ctr 
     

I-1 Middlebrooks, Anthony L residential 9809 Cockrell Rd  
I-1 Sills Family Limited Partnership commercial; storage 9813 Cockrell Rd Sills Car Wash 
I-1 9819 Cockrell Rd LLC auto repair 9819 Cockrell Rd Fries Garage 
I-1 Ashton Professional Center office Cockrell Rd Corporate Circle and Business Way offices 
I-1 City of Manassas vacant 9909 Cockrell Rd  

I-1 Shree Lavani Inc hotel 9913 Cockrell Rd 

Home Style Inn 

 
I-1 City of Manassas vacant 9917 Cockrell Rd  
I-1 American Legion civic 9950 Cockrell Rd  

     
I-1 Lockheed Martin Federal System vacant 9251 Wellington Rd  
I-1 Manassas Ice and Fuel Company  vacant 9269 Wellington Rd  

I-1 Lockheed Martin Federal System vacant 
9279/9285  
Wellington Rd 

 

I-1 Manassas Ice and Fuel Company  vacant 9291 Wellington Rd  

I-1 AF & WB Enterprises, LLC vacant 
9299/9301  
Wellington Rd 

 

I-1 AF & WB Enterprises, LLC storage 9311 Wellington Rd 
Warehouse; space for lease sign; code 
issues? 
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I-1 AF & WB Enterprises, LLC 
legally non-
conforming? 

9325 Wellington Rd 

auto graveyard;   
Nolasco Landscaping (tenant) 

 

I-1 VDOT commercial 9400 Wellington Rd 

This parcel is shown as vacant and owned 
by VDOT it is occupied by RCS among 
other commercial interests. 

 

I-1 
Virginia Department of 
Transportation 

median/rail ROW 
9403/9480  
Wellington Rd 

Tax Exempt 

I-1 Crayons To Perfume LLC vacant 9405-07 Wellington Rd  
I-1 Colgan Powersports LLC commercial 9409  Wellington Rd  

I-1 
United Rentals (North America), 
Inc 

commercial 9415  Wellington Rd  

I-1 Alexander, Hugh Cline Trustee vacant 9460 Wellington Rd  

I-1 Southern Railway civic 9599 Wellington Rd 

Rail, Commercial 

 
     

I-1 
Electromotive, Inc and EMRE, 
LLC 

technology 9131 Centerville Rd 
Electrogroove Engine Controls; Key 
Commons 

I-1 Pinnacle Motors Inc auto sales 9141 Centerville Rd Caspian Auto; Key Commons 

I-1 Intersport Properties, LLC  9145 Centerville Rd 
Allied – building products; Koma – 
building supply 

     

I-1 
Sully Park Assoc @ Birmingham 
LLC 

civic; commercial 
8500/8521/8600 
Phoenix Dr 

New Covenant Fellowship; Parts 
Unlimited 
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I-1 Milleson Enterprises Inc storage 8645, 47,49 Phoenix Dr commercial 
I-1 Saylors Properties, LLC commercial 8669 Phoenix Dr Saylors Dental Lab 
I-1 B and L Investments and Rentals storage 8629 Phoenix Dr commercial 

     

I-2 numerous small automotive shops auto repair Jerry’s Cir 

 
I-2 Manassas Scrap Metal salvage yard Jerry’s Cir  

     
I-2 Euclid LLC commercial 9020 Euclid Ave Euclid Business Center 
I-2 Kao/Buchanan Euclid Ave LLC commercial; offices 9021 Euclid Ave Euclid Business Center 

I-2 Euclid A LLC commercial 9022, 24 Euclid Ave 

Euclid Business Center 

 
I-2 Starr Enterprises L C commercial 9026 Euclid Ave Euclid Industrial - Commercial 
I-2 Mc and E Properties LLC commercial 9030 Euclid Ave  
I-2 Walker, John M and Sandra H commercial 9046 Euclid Ave Franklin Square 
I-2 Starnes, Mark A and Susan R commercial 9048 Euclid Ave Franklin Square 
I-2 Walker, John M and Hale, Gary S commercial 9050 Euclid Ave Franklin Square 
I-2 Ho, William Trustee Living Trust commercial 9052 Euclid Ave Franklin Square 
I-2 Virginia Water Conditioning commercial 9054 Euclid Ave Franklin Square 
I-2 Carolla Family Real Estate LLC commercial 9056,58 Euclid Ave Franklin Square 

I-2 Merchants Associates LLC 
vacant structure & 
property 

9059 Euclid Ave 

Looks like it may be leased to various, 
miscellaneous businesses or vacant 

 
I-2 Carolla Family Real Estate LLC commercial 9060 Euclid Ave  

I-2 Euclid Avenue Investors, LLC vacant structure 9061 Euclid Ave 

Part of Merchants structures 

 
I-2 Menditch Investments Limited commercial 9070 Euclid Ave American Residential Services 
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I-2 Aksoylu Properties LLC auto sales 9075 Euclid Ave 

 
I-2 Kaybar Associates Limited commercial 9088 Euclid Ave Frank’s Auto Service & Repair 
I-2 Sills Family Limited Partnership industrial 9090 Euclid Ave  

I-2 
Mid-Atlantic Real Estate 
Investment Inc 

commercial 9091 Euclid Ave 

Sign Graphics; Infinite Printing; misc 
businesses 

 
I-2 C. Nelson, LLC commercial 9109 Euclid Ave Shane’s Signs 
I-2 City of Manassas  9109a Euclid Ave  
I-2 Gaston, Michael L and Jacqueline   9110 Euclid Ave  
I-2 Sunrise Investments LLC commercial 9111 Euclid Ave Enterprise-Rent-A-Car 
I-2 Nokesville Properties,  Inc vacant 9112/9116 Euclid Ave Skyline Concrete Pumping 
I-2 Eck Enterprises Inc  9120 Euclid Ave Eck Supply Company 

I-2 Fitzgerald and Hartselle LLC  9121 Euclid Ave 

Ironworks 

 

I-2 Fitzgerald, Thomas B and Assoc civic; residential 9127 Euclid Ave 
Arlington Ironworks; work release 
housing 

I-2 Fitzgerald Brothers LLC storage; scrap 9141 Euclid Ave Ironworks 

I-2 Hugill, Thomas B and Pamela S commercial auto sales 9150 Euclid Ave 

Tom’s Truck Sales 

 
I-2 Fitzgerald Brothers LLC commercial 9151 Euclid Ave  

     
I-2 Southland Insulators insulation supplier 5101 Quarry Rd manufacturing 
I-2 Volvo heavy construction Quarry Rd manufacturing 
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equipment 
I-2 Shemin Nurseries Inc nursery 8309 Quarry Rd  
I-2 KRJK Realty manufacturing 8440 Quarry Rd McClung Logan Equipment 
I-2 Muddiman, Leonard B residential 8497 Quarry Rd  
I-2 Tripp, Albert and Daisy Estate, residential 8541 Quarry Rd  
I-2 Totten, Marvin G Jr and Shirley residential, vacant 8531/51 Quarry Rd  
I-1 Sunrise Investments LLC glass tinting 8607 Quarry Rd Atlantic Sun Control; Roberts Oxygen 
I-1 Merchant, W.T. Jr commercial 8703 Quarry Rd Oriental Sports Academy 

I-1 Northland Forest 
lumber distribution, 
sales 

8707 Quarry Rd 

 
I-1 Quarry Road Holdings LLC cleaning products 8709 Quarry Rd Loyal Hygiene Solutions 

     

I-2 Wine, Robert R Trustee storage units 8490 Signal Hill Rd 

Signal Hill Mini Storage 

 

I-2 Signal Hill 101, LLC 
manufacturing 
(cabinetry, furniture 
restoration) 

8492 Signal Hill Rd 

Signal Hill Cabinets; Carrison 
Restorations; A Quality Finish 

 
I-2 CFP L C  8510 Signal Hill Rd Custom Fence & Repair 

Sources:  City of Manassas Tax Records 
   City of Manassas GIS 
   City of Manassas Zoning Map 
   Windshield Survey(May 9th and July 1, 2013)/Field Verification (July 1st) 
   Google Earth 
 




