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William County
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Before the Overlay (Pre-2016):
• Increased data center growth in County 

• Demands for new infrastructure to support use

• Significant community concerns related to power 
infrastructure

• Board initiated the creation of the Data Center 
Opportunity Zone Overlay District (DCOZOD) 
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Background – 2016 Overlay:
• Focus of ZTA

• Land use compatibility 

• Economic development goals 

• Infrastructure needs 

• Solutions implemented 

• New definitions 

• New overlay district 

• Amended policies for 
substations
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Background – 2019 Overlay:
• Focus of ZTA

• Adjust boundary to account for new priorities:

• Remove high visibility employment areas 

• Add areas ideal for data center development

• Correct for mapping and use inconsistencies 

• Architectural design of data centers 

• Solutions implemented 

• Removed 1000 acres from overlay district 

• Added 642 acres to overlay district

• New design guidelines for data centers 

• Increase floor-area-ratio up to 1.0 in the 
overlay
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Initiation – May 16, 2021
• Prince William Board of County Supervisors initiated 

amendments to County policies and regulations related to data 
center development including the Data Center Opportunity Zone 
Overlay District, the Design and Construction Standards Manual, 
the Comprehensive Plan, the Zoning Ordinance, and other 
appropriate development regulations.

• The Board directed staff to include the following items in the 
scope of work:
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Approved Scope of Work

Information 
Gathering

• Market Demand 
and Analysis 

• Emerging Trends 
• Best Economic 

Development 
Practices 

• Economic Impact 

Policy Development

• Overlay District 
Expansion 

• Design Guidelines 
• Sustainability 

Guidelines 
• Land 

Use/Infrastructure 
Impacts 

Legislative Approval

• Boards, 
Committees, and 
Commissions

• Planning 
Commission 

• Board of County 
Supervisors

Community Engagement
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Information 
Gathering

Summer 2021

Public Engagement 
Phase 1

Fall 2021
Includes Stakeholder 

Interviews

Policy 
Development

Fall 2021

Public 
Engagement 

Phase 2
Winter 2022

Legislative 
Approval

Spring 2022

We 
are 

Here



Current Status of the Overlay District
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As of May 27, 2021



Prince William County Data Center 
Market Study
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Study components

Emerging Trends in the Industry

Best Practices in Economic 
Development (Incentives)

Economic Impact Analysis

Market Demand Assessment 



• Exponential increase worldwide of digital communication and services = 
need for more and more data centers.

• In 2020, the U.S. data center market is valued at $8.4 billion and is projected 
to reach $13.91 billion by 2026 at an annual growth rate of 8.63%.

• COVID-19 boosted demand for data centers – lockdowns initially created 25 
– 30% internet traffic upsurges, then stabilized but stayed high. 

• The pandemic brought about increased awareness of benefits of cloud 
services and need for more secure and robust IT environments.

Emerging Trends 

Global Data Center Market
2020 – 2025

Source: BusinessWire. 



• Data centers continue to be 
one of the fastest growing 
real estate sectors with 
government agencies and 
business reconfiguring their 
digital infrastructure for 
remote work capabilities.

• There was 329.6 MW of net 
absorption in 2020 across 
the 7 primary US data center 
markets, second highest 
annual absorption amount 
after 2019.

• 2020 data center vacancy fell 
to 8.5 percent despite 11 
percent growth in new 
supply.

• Investor interest led to a 62 
percent increase in data 
center construction pipeline 
nationally—457.8 MW data 
center construction 
underway nationally. 

Emerging Trends 



Emerging Trends 

Larger Trends Impact on Northern 
Virginia:

• NoVa continues to be largest data 
center market in the world--48% of 
the primary market inventory in 
the U.S. Next largest is Dallas with 
13% of market.

• Jones Lang LaSalle reports in 2020 
NoVa data center market had 323 
MW of net absorption, with social 
media accounting for 54% of that 
or 176 MW.

• All real estate data center outlooks 
predict ongoing market strength 
for NoVa.



Industry Site Selection Factors

• Economic development 
agencies identify 6 key 
factors for data center 
site selection: 

• fiber connectivity, 
• access to electrical 

power, 
• environment, 
• access to water,  
• a skilled workforce, 

and 
• incentives.

• The most important 
factors are fiber 
availability and access to 
power.



Virginia:
• Retail Sales and Use Tax Exemption for minimum $150 million capital 

investment, 50 or more employees earning at least 1.5x average local wage 
• Distressed localities need only create 10 jobs and make $70 million capital 

investment for exemption.
Maryland: 
• Sales and Use Tax Exemption on data center personal property for 10 years if 

investment is at least $5 million and 5 jobs are created.
• In Tier 1 counties (distressed or rural) investment requirement is $2 million. This 

includes Prince George’s County.

Economic Development Incentives 



• BAE prepared an economic impact analysis of data centers on the Prince 
William County economy using IMPLAN, an economic modeling software 
package on a prototype data center. 

• IMPLAN reports direct impacts, indirect impacts, and induced impacts.

Economic Impact Analysis 



Economic Impact Analysis



Economic Impact Analysis 



• Data center real estate specialists say NoVa continues to show strong demand. 
Loudoun County (Ashburn) has highest demand, but few land options.

• Prince William County is the primary NoVa back-up site to Ashburn/Loudoun County.

• Land prices for data centers continue to accelerate – announcement on 8/13/21 of 
Amazon Web Services purchase of 17.15 acres for $32.5 million in Loudoun Gateway 
area.

• Real estate brokers predict continued strong demand for Prince William County. 

Market Demand Analysis

Source: Cushman-Wakefield, 2021.



Market Demand Analysis

Other Areas of Note Potentially Competitive to Prince William County 
include:

• Henrico County – Only network access point (NAP) in the country that 
connects land-based data centers to underwater data cables to Spain 
and Brazil.

• Frederick County, MD – In June 2021 Quantum Loophole announced 
the purchase of a 2,100-acre  property in Frederick County for data 
centers with land costs less than $50,000 per acre. The site has “power, 
water, and proximity to Northern Virginia needed for success.”



Observations & Conclusions

• Land prices for proposed data centers are rising to 
unprecedented heights in Loudoun County and Prince 
William County with recent deals at $1 million plus per acre.

• The primary drivers for data center site selection are 
availability of reliable power and access to fiber—NoVa offers 
both.

• Local personal property tax rates are a factor, but all other 
things being equal, are not the primary consideration for data 
center site selection.

• Though other areas in the broader region could become 
more serious competitors for data center investments over 
time (i.e., Henrico County,  VA and Frederick County, MD) 
there is practically unlimited demand for data centers in 
NoVa. 

• The high rate of growth for data centers in NoVa will continue 
and be abated only by the lack of land availability.



Prince William County Stakeholder 
Interview Feedback
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Non-Industry Themes: 
Historic/Cultural, Local/Federal, County, Environmental, Civic

Overall quality of life for 
County residents should be the 
most important consideration 

in the development of new 
data centers. 

Build-out the existing overlay 
prior to expansion.

Balance data centers with 
other industrial uses/services.

Financial benefits of data 
centers are appreciated but 
should not overshadow the 

potential adverse impacts of a 
data center only economy.

Need to understand what the 
vision for the County is in 
relation to data centers. A 
sustainable vision is missing.
 What elements do residents of PWC 

give value to? This should be considered 
overall.

Protect and enhance the 
historic and cultural assets of 
PWC as a priority.
 Concern about viewshed corridors and 

the impact on historic sites
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Non-Industry Themes: 
Historic/Cultural, Local/Federal, County, Environmental, Civic

Data centers should not 
adversely impact 

infrastructure availability for 
others. 

 Developers should advance 
the County’s energy 
sustainability goals.
 Concern about energy and 

water impacts on adjacent 
communities.

Protect and enhance the 
natural environment and 

ecology of PWC as a priority.

 Protect Prince William 
Forest Park and habitat 
throughout the County.
 General concern about a 

lack of understanding and 
respect for the natural 
environment.
 The County should consider 

purchasing environmentally 
sensitive areas to protect 
them.
 The rural economy should 

be incentivized in light of 
data center development.

Preserve greenfield areas of 
the county by exploring the 
redevelopment of existing 

underutilized sites. 

 New development models 
(location and multistory).
 Preserve and expand Prince 

William County Park.

Potential mitigation 
measures:

 List of data center impacts.
 Map open space and 

cultural resources to specify 
areas that should not be 
developed.
 Height limits in sensitive 

areas, requiring detailed 
viewshed studies.
 Focus development in other 

areas 
(brownfields/greyfields, 
Possum Point).
 Consider sound impacts.
 Need more green building 

measures and metrics.
 Tree planting alone is not 

good enough for screening.
 Context sensitive design
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The Overlay District has not made it 
easier for developers to move 

projects forward.

Greenfield sites are more attractive 
for development then 
redevelopment sites—particularly 
for a campus setting (~3-4 data 
centers).
Landscaping can be easy to accommodate in 
setbacks, but can also hurt in achieving 
allowable Floor Area Ratios (FAR).

Architectural standards can be 
prohibitive, but level the playing 

field.

Tax/assessment environment in 
PWC is not as stable as 
developers/owners would like.
The tax rate for projects is not predictable.

New development models are 
being used (e.g., adaptive reuse, 
infill).
Certain models may be cost prohibitive but 
not enough infill property to address 
demand.
The demand for data centers has removed 
available industrial land.

The labor market for data centers is 
highly competitive.
PWC has a good pool of labor.
NVCC is partnering with the Data Center 
Coalition to help with employee pipeline.

Industry Themes: 
Infrastructure, Builders/Developers, Real Estate
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Industry Themes: 
Infrastructure, Builders/Developers, Real Estate

PWC is an attractive 
location for data centers.

 The cost of land is rising 
with limited overlay 
capacity of land.
 Several entities are 

competing for each lease.
 Low cost of energy.
 Existing robust 

infrastructure networks. 

Information and data will 
only increase over time.

 There has been a 500% 
increase in internet traffic 
with only a 6% increase in 
energy consumption.
 A critical efficiency is 

being reached and energy 
may be a limiting factor 
moving forward.

PWC is not an attractive 
place for data centers from 

an approval perspective.

 Speed to market is 
critical, the local/state 
government can help to 
expedite approvals for 
data centers 
(entitlements, site plans, 
building permits, etc.) 
and utilities (public utility 
permits, easements).
 Known requirements are 

helpful for upfront 
planning (e.g., design 
guidelines, LEED).

Consider a more flexible 
approval process for data 

center development.

 The Overlay adds an 
additional layer of red 
tape—it was supposed to 
expedite the process but 
does not seem to have 
done that.
 Suggestion to remove the 

Overlay and rely on the 
Special Use Permit 
process—giving the BOCS 
more transparency into 
each project.
 Do not downzone 

properties in the Overlay.
 Consider new 

development models
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• Quick Survey –

forms.office.com/g/tDNznjPg6t
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Approved Scope of Work

Information 
Gathering

• Market Demand 
and Analysis 

• Emerging Trends 
• Best Economic 

Development 
Practices 

• Economic Impact 

Policy Development

• Overlay District 
Expansion 

• Design Guidelines 
• Sustainability 

Guidelines 
• Land 

Use/Infrastructure 
Impacts 

Legislative Approval

• Boards, 
Committees, and 
Commissions

• Planning 
Commission 

• Board of County 
Supervisors

Community Engagement
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Project Team

Planning 

Economic Development 

Stantec 

BAE

https://www.pwcva.gov/department/planning-office/data-center-overlay-district-comprehensive-review
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Information 
Gathering

Summer 2021

Public Engagement 
Phase 1

Fall 2021
Includes Stakeholder 

Interviews

Policy 
Development

Fall 2021

Public 
Engagement 

Phase 2
Winter 2022

Legislative 
Approval

Spring 2022

We 
are 

Here
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• For more information: www.pwcva.gov/planning

• For follow up questions & comments, please 
contact:

datacenteroverlay@pwcgov.org

(703) 792-7359

http://www.pwcva.gov/planning
mailto:datacenteroverlay@pwcgov.org
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