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The City of Manassas is a vibrant 
community rich in history. Since 
incorporation in 1873, Manassas has 
evolved from a small rural railroad 
settlement to a burgeoning post-World 
War II bedroom community, and into 
the authentic, mixed-use city it is today. 
Although just 10 square miles in size, 
Manassas has emerged as a center for 
culture and economic prosperity that 
draws residents, businesses, and visitors 
from throughout the larger region.

Manassas’ history and growth is closely 
tied to its proximity to Washington, D.C., 
and the railroad running between D.C. and 
southwestern Virginia. The city’s charming 
downtown is our “historic heart” where 
clattering trains, time-loved buildings, and 
fresh-faced professionals simultaneously 
remind us of our storied heritage and our 
bright future.

Outside of the historic core, Manassas is 
comprised of welcoming neighborhoods 
that offer a wide variety of housing types 
and styles, appealing to those looking for 
good value and accessible employment. 
Transportation improvements, including 
the Virginia Railway Express, the Manassas 
Regional Airport, and the Prince William 
Parkway, link Manassas to regional 
opportunities and fuel economic growth.

Manassas values its history, embraces 
the present, and plans for the future. As 
our community continues to evolve, we 
strive to maintain our “historic heart” and 
strengthen our “modern beat” – balancing 
growth and development with our unique 
character and charm to create a more 
thriving, vibrant Manassas.

Community Overview
CHAPTER 2:

Welcome to Manassas
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Manassas is influenced by both internal 
and external forces that shape our identity 
and our future. Changing demographics, 
evolving development patterns, and 
economic growth mandate the provision 
of schools, infrastructure, and housing in 
an environmentally-sensitive and fiscally-
responsible manner. The following overview 
outlines forces and trends that guide the 
planning actions in Manassas 1 . Additional 
historical and demographic data can also be 
found in Appendix B1 and B2.

Population
Like much of the region, Manassas is 
experiencing a change in the make-up 
of its population. A healthy economy 
and increased business growth, as well 
as proximity to Washington, D.C., have 
attracted many to move to Manassas. 
The City’s population grew by nearly 8% 

1         Unless otherwise noted, 2017 data included in 
this section is based on: U.S. Census Bureau Ameri-
can Community Survey 5-Year Estimates, 2013-2017; 
2010 data is based on U.S. Census Bureau 2010 
Census. 

from 37,821 to 41,379 between 2010 
and 2017 with the Hispanic population 
increasing from 11,876 in 2010 to 14,447 
in 2017. Following statewide trends, the 
City’s population is also aging, with the 
65+ population increasing from 6.9% to 
8.7% of the total population between 2010 
and 2017. These demographic trends 
have an impact on local transportation 
needs, demand for adequate housing, 
and utilization of community facilities and 
infrastructure that must be considered as 
we plan for the future.

Land Use
Like many mature communities, Manassas 
has limited land available for development. 
Much of the available, undeveloped land 
is fragmented into small, separate parcels, 
creating assemblage obstacles for larger, 
master planned development. New 
growth is expected to be concentrated in 
urban, compact infill and redevelopment 
along transportation corridors and within 
the downtown, with stable suburban 

Forces and Trends Shaping Our Community
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neighborhoods maintained around these 
growth areas.

Development and redevelopment offers an 
opportunity to reinforce and enhance the 
community’s character and create a more 
vibrant, livable city. Preserving desirable 
characteristics, beautifying the built 
environment, incorporating open space and 
public amenities, and providing appropriate 
transitions between incompatible uses are 
key considerations for Manassas’ continued 
transformation.

Housing and Neighborhoods
As Manassas continues to grow and evolve, 
maintaining the integrity and character 
of neighborhoods and providing housing 
opportunity for residents remains a critical 
ingredient to the City’s overall quality of life.

As of 2017, Manassas contained 13,451 
housing units. A substantial portion – 
approximately 37% – was built prior to 1980. 
Homes and neighborhoods are generally 
in good condition, although some areas 

face an increasing need for renovations 
and maintenance. Many of the City’s 
older neighborhoods lack organizational 
capacity to effect improvements, and 
some neighborhoods with homeowners’ 
associations lack the resources to 
implement larger neighborhood-wide 
revitalization projects.

Manassas is also experiencing the pressures 
of the tightening regional housing market. 
With recent economic growth and business 
expansion, such as Amazon and Micron, 
Washington Council of Governments is 
anticipating a regional housing deficit of 
over 75,000 units by 2030. While homes in 
Manassas are generally more affordable 
than the rest of the region, increased 
housing demand is likely to place strain on 
already cost-burdened households. In 2017, 
29% of owners and 57% of renters spent 
more than 30% of their income on housing 
– a standard historically used to determine 
the point at which housing cost becomes a 
burden.
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Economic Development
In 2018, Micron Technology, Inc. announced 
the largest capital investment in modern 
Virginia history. Already the City’s largest 
employer, tax payer, utility customer, 
and the state’s largest exporter, Micron is 
investing $3 billion in Manassas and adding 
1,110 new high-wage jobs. This investment 
is the pinnacle of unprecedented business 
expansion in recent years and a testament 
to Manassas’ exceptional economic 
development climate and superior quality of 
life.

Micron is not the only company 
experiencing success in Manassas. The city 
is home to more than 1,500 businesses 2, 
provides nearly 21,000 jobs 3 , and attracts 
more than 300,000 annual visitors 4 . 

In addition to an accessible location and 
favorable business climate, Manassas offers 
an educated workforce with 30% of the 
population holding a bachelor’s degree or 

2      City of Manassas. 2018. Economic Indicators. 
Retrieved from: www.choosemanassas.org

3      U.S. Census Bureau. 2017. Longitudinal 
Employer-Household Dynamics. Retrieved from: 
onthemap.ces.census.gov

4      City of Manassas. 2018. Tourism in City of 
Manassas Climbs. Retrieved from: 
www.choosemanassas.org

higher. Median household incomes have 
risen to $77,551 in 2017 and are higher, 
on average, than incomes in many Virginia 
localities and the nation. Commercial space 
is in high demand with vacancy rates well 
below regional averages and competitive 
rents that allow Manassas business owners 
to keep their hard-earned revenues.

Continuing to build and expand upon this 
success by supporting business growth, 
marketing our unique assets, and growing 
the skills of our local workforce will help 
ensure that Manassas remains a sought-
after business destination and employment 
center.
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Mobility 
Manassas residents desire the ability 
to travel quickly and easily to regional 
destinations and to walk and bike safely and 
comfortably within their neighborhoods and 
to local amenities.

While transportation improvements are 
needed to reduce traffic congestion on city 
and regional roadways, options to widen 
or construct new roads within the City 
are extremely limited. This highlights the 
importance of the connection between land 
use and transportation. Walkable, transit-
oriented activity centers with opportunities 
to live, work, and play, reduce longer 
distance automobile travel and decrease 
congestion on the regional road system. 

Manassas must look to alternative modes of 
travel and technological innovations as part 
of the solution. Improvements that allow 
for increased use of mass transit, bicycles, 
and pedestrian modes of travel can pull 
commuters and residents off the roadways, 
reducing congestion for the remaining 
auto users. These same improvements also 
help create a safer, healthier city, as higher 
levels of bicycling and walking coincide with 
increased bicycle and pedestrian safety and 
higher levels of physical activity.

As we continue planning for these 
fundamental modes of transportation, 
Manassas must also be prepared to respond 
to the quickly advancing transportation 
landscape. New mobility solutions, such as 
ride hailing, bike share, and even self-driving 
vehicles, are changing the way we travel, 
and Manassas must prepare for the impacts 
of these changes on our transportation 
network.
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Community Facilities and Infrastructure
Sufficient infrastructure to support existing 
and proposed development is critical to 
the success of Manassas in 2040. Manassas 
owns, operates and maintains its own water, 
sewer, and electric utilities and is committed 
to offering reliable, cost-efficient service. 
City-owned utilities have a 99.95% reliability 
rating with 20 percent lower rates than 
neighboring competitors. 

The City is currently planning water, sewer, 
and electrical system improvements that 
may be required to maintain desired level 
of service standards as the City grows. 
Regional wastewater treatment capacity is a 
particular concern considered in this plan.

At the same time, our public schools 
are already experiencing the impacts of 
recent population growth and have made 
investments and plans to address new 
facility and curriculum needs. Other ongoing 
and anticipated capital improvements 
include administrative space for City 
services, a new public safety facility, and a 
new fire and rescue station that improve 
service levels and safety in our community. 
As Manassas grows, its residents should see 
seamless, compensating service expansions.

Environmental Sustainability and Health
Manassas’ continued success, for both 
residents and businesses, is tied to its 
environmental health. The need for access 
to clean air and water may be self-evident, 
but protecting and enhancing sensitive 
and limited natural resources increases a 
community’s long-term sustainability and 
resilience. Sound environmental practices 
can help minimize the interruption of 
critical operations in cases of environmental 
catastrophes, limit any impacts of climate 
change on the community, and also ensure 
that Manassas is a safe, healthy, and 
enjoyable place for future generations.

Other concerns include access to 
healthcare, healthy food choices, and a 
sustainable, multimodal transportation 
network, all of which are also critical to 
continued community growth. The recently 
adopted Healthy Eating Active Living 
(HEAL) resolution is a step in the right 
direction, promoting healthy lifestyles and 
opportunities for increased physical activity, 
and should be followed up with community 
investments implementing those policies.
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Parks, Culture, and Recreation
After nearly a decade of deferred 
maintenance as a result of the Great 
Recession, Manassas has begun aggressively 
reinvesting in its systems of parks, cultural, 
and recreational facilities. Improving 
maintenance of existing facilities, expanding 
partnerships for programs and services, 
and making key capital investments in aging 
facilities and new amenities will help to 
ensure that the City continues to provide 
high quality services to residents.

Manassas must also keep pace with the 
evolving needs of our diverse and growing 
population. Planning for development 

impacts to parks and recreation resources is 
critical to maintain level of service standards 
and foster a shared sense of community. 
Providing inexpensive ways to get outdoors, 
space for family-oriented picnics and 
activities, and rectangular fields for soccer 
and other athletics will support the diversity 
of recreation interests in the community. 
Broadening the City’s cultural appeal with 
interactive and engaging exhibits and a 
new focus on celebrating the heritage and 
culture of the local community will enhance 
our already robust historic and cultural 
resources.
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Manassas is Balanced
Balanced land use and appropriate 
development are needed for continued 
prosperity and success. This includes a mix 
of residential, business, and public spaces 
– all of which contribute to the vitality of 
our community. As Manassas evolves to 
address shifts in markets and demands, 
the appropriate balance of growth and 
preservation of community character 
remains critical. 

We must also balance needs for different 
types of housing, different kinds of 
employment opportunities, and different 
modes of transportation. We must work 
toward a more equitable Manassas, 
ensuring the needs of residents of different 
ages, income levels, and abilities are met. 

There is no set formula to achieve this 
balance – the Plan offers guidance that is 
adaptive, rather than prescriptive, to meet 
these needs.

Manassas is Connected
Manassas is not a city in isolation. 
Our economy, housing market, and 
infrastructure are intrinsically tied to that 
of the greater region. These ties are, in 
fact, one of our City’s strengths. The Plan 
recognizes that maintaining regional 
connections is critical and requires 
collaboration with adjacent localities and 
regional stakeholders.

At a local level, the Plan addresses physical 
and social infrastructure to support a 
more connected Manassas. This includes 
technological infrastructure to ensure 
competitiveness in the new economy,  
physical infrastructure to create more 
walkable, bikeable streets that connect 
neighborhoods, economic opportunities, 
and local amenities. Recognizing that 
connectivity extends beyond the physical 
realm, the Plan strives to create new 
opportunities for social connection with 
friendly, accepting neighborhoods and 
plentiful parks and public spaces for people 
to interact.

Themes
Through the development of the Comprehensive Plan, several overarching themes 
emerged as critical to the future of Manassas. These themes resonate throughout the Plan 
and reflect the community’s vision for the Manassas of 2040. The implementation plan 
(Appendix A) categorizes each strategy within the Plan according to these four interrelated 
themes.



MANASSAS 2040  Community Overview / 23 

Manassas is Vibrant 
With our historic development pattern, 
commitment to the arts and culture, strong 
economy, and diverse population, Manassas 
is already what many communities strive 
to become – a vibrant, vital, and growing 
community. 

The Historic Downtown is filled with 
charming buildings, small businesses, and 
entertainment options that center the 
community without stifling modern ideas 
and opportunities. Business incubator 
space shares Center Street with mom-and-
pop shops and one-of-a-kind restaurants. 
The diverse population provides support 
for countless historic and community 
celebrations. Historic reenactments, ethnic 
festivals, and art walks are commonplace 
and draw local, regional, and national 
visitors. The economy is growing, and parks 
and recreation resources are improving. 

Encouraging and expanding these vital 
assets is a major component of the Plan.

Manassas is Resilient
Planning for Manassas’ future forces us 
to identify potential vulnerabilities to 
effectively prevent, withstand, and quickly 
recover from unforeseen disruptions – 
whether to economy, infrastructure, or 
environment. 

Further diversifying Manassas’ economy to 
minimize the impact of downturns provides 
a more stable tax base and reduces reliance 
on residential property taxes. Ensuring 
redundant, adaptive infrastructure helps 
manage risks and limit interruption to 
operations. Investing in green infrastructure 
and preserving environmental resources 
improve our ability to manage stormwater, 
drought, and other climate-related events 
and are critical to long-term community 
sustainability. Creating a multimodal 
transportation network reduces reliance 
on fossil fuels and positively impacts public 
health. 

Ignoring resiliency and sustainability is 
a stance no community can or should 
take, and Manassas is moving in the right 
direction with this Plan.
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Our Shared Vision
The City’s Strategic Vision for Manassas is:

“A community that takes pride in our authentic history, livable neighborhoods, quality 
schools, healthy economy, and outstanding quality of life.”

The motto “Historic Heart Modern Beat” sets the tone and identifies the challenges of the 
Manassas 2040 Plan – balancing the charm and character of a historic town with the vibrant 
elements of a modern, growing city. Preserving neighborhoods, encouraging economic 
opportunities for Manassas residents, and providing supporting infrastructure are primary 
drivers in the Plan.


