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Today's
Agenda

1.	 Project Updates
2.	Outline Version of Potential 

changes to Z.O. & DCSM
3.	Discussion & Questions
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Project Updates
Status Update and Next Steps
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Jul 24 Aug 2024 Sept 2024 Oct 2024 Nov 2024 Dec 2024 Jan 2025 Feb 2025 Mar 2025 Apr 2025 May 2025 Jun 2025 Jul 2025 Aug 2025 Sept 2025 Oct 2025 Nov 2025 Dec 2025

T1 Project Kickoff with DCOAG

T2 County Ordinance / State Statutory Review

T3 Best Practices Review

T4 Prepare Outline of Potential Changes to DCSM / Z.O.

T5 First Community Meeting

T6 Prepare Initial Draft DCSM / Z.O.

T7 Second Community Meeting

T8 Prepare Materials and Present to DORAC & CDC

T9 Prepare PC Work Session Materials

T10 Attend & Present at PC Work Session

T11 Prepare Draft of DCSM / Z.O. for PC Public Hearing 

T12 Attend & Present at PC Public Hearing

T13 Prepare BOCS Work Session Materials

T14 Attend & Present at BOCS Work Session

T15 Prepare Final Draft of DCSM / Z.O. for BOCS Public Hearing 

T16 Attend & Present at BOCS Public Hearing

T17 Project Completion & Closeout Report

▷

▷

Indicates Community Meeting

Indicates Z.O. & DCSM Draft #

Presentation to County Officials

PROJECT SCOPE & SCHEDULE

*
#1

#2

#3

*

County Officials & Final DocumentsListen & Learn Initial Recommendations	

We are here
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T1.	 Project Kick-off with Advisory Group

T2.	 County Ordinance and State Statutory 
Framework Review

T3.	 Best Practices Review

T4.	 Prepare Outline of Potential Additions 
or Changes to DCSM/ZO 

T5.	 First Community Engagement Meet-
ing

T6.	 Initial Draft DCSM and Zoning Ordi-
nance 

T7.	 Second Community Engagement 
Meeting(s) 

T8.	 Prepare Staff Materials and present to 
DORAC and CDC

T9.	 Prepare Staff Materials for the Plan-
ning Commission Work Session

T10.	Planning Commission Work Session

T11.	Prepare for Planning Commission 
Public Hearing for Final DCSM/Zoning 
Ordinance

T12.	Planning Commission Public Hearing 
for Final DCSM/Zoning Ordinance

T13.	Prepare Staff Materials for the Board 
of County Supervisors Work Session

T14.	Board of County Supervisors Work 
Session

T15.	Final Recommendation for the Board 
of County Supervisors and Public 
Hearing Preparation

T16.	Board of County Supervisors Public 
Hearing for Final DCSM/Zoning Ordi-
nance

T17.	Project Completion

Listen & Learn
Jul 2024 - Nov 2024 

County Officials & 
Final Documents
Mar 2025 - Dec 2025

Project Phasing

Ongoing Project Management & Quality Assurance:
Staff check in-calls, meeting agendas and minutes, progress reports, website 
materials, etc.

Initial 
Recommendations
March 2025 - Dec 2025
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Next Steps
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Task 5 | First Community 
Engagement Meeting

Task 6 | Initial Draft DCSM and 
Zoning Ordinance 
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Draft Outline Version
of potential ZO / DCSM updates



About the 
Outline
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	» Outline is focused on regulating data center 
buildings and sites and reducing negative impacts 
on adjacent areas and the County as a whole. 

	» The Outline does not yet incorporate 
recommendations about where data centers should 
be allowable or prohibited uses.

	» The Outline does not yet include recommendations 
associated with the Data Center Opportunity Zone 
Overlay District (DCOZOD). 

	» The County is currently undertaking a separate 
process to evaluate the DCOZOD and has asked that 
we wait for their findings before proceeding with 
these recommendations. 

	» This is a first draft for initial input. There will be 
multiple opportunities for revisions. 



Objectives of 
the Outline
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1.	Minimizing impacts on sensitive areas and 
neighborhoods. 

2.	Encouraging environmentally responsible 
practices.

3.	Establishing clear and transparent standards 
and expectations for developers and the 
community. 
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Definition
Existing Proposed

Data Center shall mean a use in-
volving a building/premise in 
which the majority of the use is 
occupied by computers and/or 
telecommunications and related 
equipment, including supporting 
equipment, where information 
is processed, transferred and/or 
stored.

A facility where the principal use is the storage, management, pro-
cessing, and/or transmission of digital data, and containing one 
or more large-scale computer systems and/or related equipment. 
Such facility or use typically may include air handlers, water cooling 
and storage facilities, utility substations and infrastructure, back-up 
power generation, fire suppression systems, and/or enhanced secu-
rity systems. Alternative power generation and other supplemental 
equipment may require additional approvals or special use permits, 
as applicable.

Provide new definition for alternative power generation:

A system or facility that produces energy from other energy sources, 
including but not limited to nuclear and natural gas.  This definition 
encompasses all structures, equipment, and technologies used to 
harness these energy sources for the purpose of generating electric-
ity or thermal energy. Such facilities may require special use approv-
al to be utilized in certain zoning districts and may be subject to cer-
tain safety parameters.
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Definition Justification and Potential Benefits:
	» Enables effective regulation of data centers as 
technology evolves.

	» Facilitates detailed site review, including placement of 
substations, prior to construction.  

	» Allows for additional level of review for alternative 
power generation. 

Potential Drawbacks:
	» May require more upfront site planning and design 
work for data center developers.

	» May require re-evaluation of existing permits if 
modifications are proposed in the future. 
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Separation & Buffers
Existing Proposed

School sites should be separated 
from industrial and commercial 
facilities, pollution, heavily trav-
eled roadways, and other hazards.

Add language that data center properties shall be located at least 
500 feet from the property line of any current or planned park or 
school sites.

Stream valleys, storm drainage 
areas, areas with a high water ta-
ble, areas with excessively steep 
slopes, and areas encumbered by 
major utility lines are undesirable 
or unsuitable for general con-
struction or park development. 
Playgrounds should be located 
where there are no dangerous ar-
eas or physical barriers.

Add language that a data center structure shall be located at least 
100 feet from any floodplain, wetland, excessively steep slope, or 
perennial water body.
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Separation & Buffers
Existing Proposed

Minimal utility crossings can be 
included within a buffer area with 
the approval of the Public Works 
director

Minimal utility crossings may be included within a landscape buffer 
area upon approval of the director of Public Works, as long as com-
parable performance standards are maintained. Any required cross-
ings of buffer yards shall be designed to minimize impacts to the 
buffer yard.

In Office zoning districts, setbacks 
are as follows: 20' from ROW; 
25' from side/rear property lines 
when abutting an agricultural or 
residential districts; In Industrial 
zoning districts, setbacks are as 
follows: 20' from ROW; 50' from 
side/rear property lines when 
abutting an agricultural or resi-
dential district.

Adjust setbacks as follows:  

•	All data centers shall be set back at least 30 feet from any street 
right-of-way.

•	All data centers shall be set back at least 15 feet from the side or 
rear of a lot when abutting another non-residential use.

•	All data center buildings shall be located at least 200 feet from 
any residentially or agriculturally-zoned property or any property 
planned residential or agricultural. 

•	Substations and all mechanical equipment must be located at least 
300 feet from any residentially or agriculturally-zoned property or 
any property planned residential or agricultural.
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Separation & 
Buffers Justification and Potential Benefits:

	» Adds additional separation between data centers 
and residential neighborhoods, parks, schools, water 
resources, and agricultural districts in order to limit 
pollution, noise, and visual impacts on these uses. 

	» Setbacks adjacent to other industrial, office districts are 
similar only slightly changed. Architectural requirements 
will ensure that they are designed to be compatible with 
other office uses. 

Potential Drawbacks:
	» May reduce developable acreage on future data center 
sites.

	» Potential to create non-conforming sites requiring 
permit re-evaluation for future modifications.



School & Park 
locations
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SCHOOLS AND PARKS PROXIMITY TO OVERLAY

LEGEND
Data Center Overlay
Built Data Centers
Approved Data Centers
Parks
Schools

I-9
5

Rt
 1

I-66

Rt 29

Rt
 15



Residential 
Zoning 
locations
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BUILT OR APPROVED DATA CENTERS

Business & Office
Residential
Industrial
Mixed Use
Agricultural
Government Land

LEGEND

Zoning Use Categories

Data Centers Permitted By Right
Data Centers Permitted By Special Use Permit
Built or Approved Data Centers

I-9
5

Rt
 1

I-66

Rt 29

Rt
 15
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Architectural Standards
Existing Proposed

Allows for existing vegetation and 
the principle buildings to be used 
as screening. Allows for "Visual-
ly solid" screens. Only requires 
screening from major arterials, 
interstates, and abutting residen-
tially zoned or planned properties.

Screening of all external mechanical equipment shall be required to 
be provided by opaque walls. Roof equipment shall be screened by 
parapets. 

All ground mounted mechanical equipment, including electric sub-
stations, shall be separated from adjacent residential or agricultur-
al properties by a principal building or a minimum of 300 feet from 
any residentially or agriculturally-zoned property or any property 
planned residential or agricultural.

n/a Buildings shall incorporate heat reflective roofing.
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Architectural Standards
Existing Proposed

Fencing along streets cannot be 
chain link or barbed wire.

Fencing of the property is permitted, provided that fencing along 
public or private streets, or adjacent to residentially zoned prop-
erty is not chain-link, with or without slatted inserts, and does not 
include barbed wire or other similarly visibly intrusive deterrence 
device. All fencing shall be a minimum of eight feet in height and 
shall be installed interior to any buffer. This fencing allowance does 
not relieve a property owner from complying with all fire and access 
code requirements.
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Architectural Standards
Existing Proposed
Principal building façades shall 
include all building facades that 
face adjacent major arterials or in-
terstate. Principal building facades 
shall include at least two of the 
following design elements:

1. change in building height;

2. building step-backs or recesses;

3. fenestration;

4. change in building material, 
pattern, texture, color; or

5. use of accent materials.

For buildings with more than one 
principal facade, each principal fa-
cade shall be consistent in terms 
of design, materials, details, and 
treatment.

Principal building facades shall include all building facades that are 
visible from a public right-of-way. When a building has more than 
one principal facade, such principal building facades shall be consis-
tent in terms of design, materials, details, and treatment. 

Principal building facades associated with new construction shall 
meet the following standards:

1. Change in building height;

2. Building step-backs or recesses;

3. Fenestration shall comprise at least 30% of the total surface cov-
erage area of all principal facades. Fenestration shall be separated 
and distributed evenly vertically and horizontally across all principal 
facades.

4. Change in building material, pattern, texture, or color; or

5. Use of accent materials.
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Architectural 
Standards

Justification and Potential Benefits:
	» Promote aesthetic harmony with adjacent uses while 
maintaining security and privacy of data centers. 

	» Foster visual interest through varied building design.

	» Increased potential for future re-purposing of data 
center buildings.

Potential Drawbacks:
	» Increased construction costs and design complexity for 
data center operators.

	» Increased complexity of site plan / permit review for 
County staff. 

	» Transparency requirements / windows can reduce 
energy efficiency and increase operating costs for data 
center operators.
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Water Supply
Existing Proposed

N/A

Consider new requirements for all data center developments (and 
large scale water users) to submit a Water Usage Study for review 
and acceptance by Prince William Water prior to rezoning or site 
plan approval; identifying level of demand, maximum daily usage 
projections, best practices and water management strategies, cool-
ing system design, potable vs non-potable water sources, recircula-
tion and reuse, onsite pretreatment of effluent and water usage ef-
fectiveness.

Private wells are allowed in devel-
opments located in the rural area.

Prohibit the use of onsite private water well systems to service data 
center developments.

N/A Consider restrictions on use of private groundwater wells to service 
geothermal cooling systems for data centers.
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Water Supply
Existing Proposed

N/A

Consider requesting PW Water and UOSA to undertake a Study to 
develop and extend a re-use water system for use by data centers 
throughout the County, requiring data centers to "participate" in the 
study and "obligate" offsite improvements, extensions and connec-
tions to be paid for by the DC developments.

Onsite Sewage Disposal System Prohibit the use of private onsite sewage disposal systems to service 
data centers.

N/A

Considerations for onsite storage, treatment and re-use require-
ments of potable water sources for DC developments.

Require use of recycled water or air chillers for cooling where pos-
sible. Require as part of the water study to show impacts of potable 
water usage on local water supply.

N/A

Any potentially hazardous materials shall be stored at least 50' from 
any water source or water body, wetland, or stormwater facility. 
These storage areas are required to be shown during site plan re-
view process.
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Water Supply
Justification and Potential Benefits:
	» More clarity about actual water demands and usage will 
enable more effective planning and regulation of the 
region's water resources.

	» Help prevent groundwater contamination and depletion 
of underground water reserves. 

	» Help limit data center development in rural areas. 

Potential Drawbacks:
	» Potential high costs of infrastructure, environmental 
impacts, land acquisition, and construction.

	» Uncertainty regarding the feasibility and cost-effec-
tiveness of reuse water systems.
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Power / Energy
Existing Proposed

N/A All new power lines including distribution lines and substation and 
transmission feeder lines shall be placed underground. 

Encourage the use of renewable energy. Allow for exemptions from 
height restrictions and maximum impervious coverage requirements 
specifically for renewable energy facilities. 

Encourage commitment to a PUE (Power Usage Effectiveness, essen-
tially a measure of how efficiently a data center uses its energy) of 
1.5 or less.

Require buildings to meet the standards of the LEED Certification 
(standard administered by US Green Building Council). 
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Power / 
Energy Justification and Potential Benefits:

	» Data centers consume a significant amount of global 
energy (1-1.5%) and this is an attempt to reduce energy 
impacts and create a more secure and reliable grid 

	» Reduced visual impact of transmission and distribution 
lines for surrounding communities. 

Potential Drawbacks:
	» Increased knowledge and expertise required for staff 
to review data center applications and potential for 
increased review time.

	» Potential for higher development costs for data centers 
developers and operators. 
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Site Layout and Building Configuration
Existing Proposed

N/A

Mechanical equipment shall be oriented internal to the site, away 
from rights-of-way and/or adjacent residential properties.

Screening of all external mechanical equipment shall be required to 
be provided by opaque walls. Roof equipment shall be screened by 
parapets. 

All ground mounted mechanical equipment, including electric sub-
stations, shall be separated from adjacent residential or agricultur-
al properties by a principal building or a minimum of 300 feet from 
any residentially or agriculturally-zoned property or any property 
planned residential or agricultural.

Currently, depending on the dis-
trict, 15-20% open space is re-
quired for data center develop-
ments. For commercial, industrial, 
and institutional developments 
10% of the site is required to have 
tree canopy cover at 10-year ma-
turity.

The current required open space percentage of a site shall be land-
scaped with 100% tree canopy at 10-year maturity. Tree canopy 
planting must be consistent with DCSM Section 802.

The Director of Planning or designee may approve alternative com-
pliance requests which meet the intent of this regulation. This may 
include changes to landscape layout, provided recreational ameni-
ties, or other environmentally positive proposals.
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Site Layout and Building Configuration
Existing Proposed

Data centers within the over-
lay district are allowed to have 
a greater Floor Area Ratio (FAR) 
than that of the underlying zon-
ing district (up to 1.0 FAR) as long 
as all other requirements of the 
underlying district are met. Data 
centers outside the overlay may 
request an increase in FAR with a 
special use permit.

Remove Floor Area Ratio (FAR) as a development requirement. 

N/A
Require detailed site plan, elevations and 3D renderings showing all 
buildings, infrastructure and mechanical equipment at the time of 
rezoning request or SUP review.
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Site Layout 
and Building 
Configuration

Justification and Potential Benefits:
	» To limit visual and noise impacts on surrounding 
communities and promote sustainability and aesthetics 
in data center design. 

	» Floor Area Ratio (FAR) requirement for data center sites 
is not well-suited for facilities with extensive mechanical 
equipment. Instead, open space requirements and 
height limitations can effectively regulate site design. 
Removing FAR can also streamline the application and 
review process.

Potential Drawbacks:
	» Changes could lead to reduced buildable land on zoned 
properties and limited flexibility in site layout, which 
could lead to increased costs and logistical challenges 
for data center operators. 
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Bulk & Massing
Existing Proposed

The Board of County Supervisors 
may approve a greater maximum 
height for structures if specific 
standards are met

Require data center developments to meet the maximum height 
limitations included within the Zoning Ordinance.

Maximum building heights range 
from 45 – 75 feet.

The maximum height for a data center building shall be linked to its 
proximity to residential and agricultural zoning. For example: 

•	within 400’ of residential and agricultural zoning, the lowest height 
maximum is required

•	between 400’ and 1000’ a higher height maximum is allowed

•	the highest height maximum is permitted for developments over 
1,000’ from residential or agricultural zoning



30  |  DCOAG Meeting 11.6.2024



31  |  DCOAG Meeting 11.6.2024

Bulk & Massing
Existing Proposed

N/A

A visual impact analysis is required for data center developments 
meeting the following criteria: 

1.	 any height measured above 45' building height

2.	 within 500' of residential zoning districts, cultural, historical or 
natural resources identified by PWC.

The analysis shall demonstrate project siting and proposed miti-
gation, if necessary, so that the facility minimizes impact on the vi-
sual character of the County. The applicant shall provide accurate, 
to scale, photographic simulations showing the relationship of the 
facility and its associated amenities and development to its sur-
roundings. The photographic simulations must show such views of 
all structures from locations such as property lines and roadways, as 
deemed necessary by the County to assess the visual impact of the 
facility.
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Bulk & 
Massing 

Justification and Potential Benefits:
	» To address visual and environmental impacts on 
surrounding residential and agricultural areas and to 
ensure compatibility between data centers and neigh-
boring properties.

	» To provide clarity about visual impacts before site is 
developed and give staff and officials an opportunity to 
require changes to reduce impacts. 

 
Potential Drawbacks:
	» Existing structures may become non-conforming, 
leading to compliance burdens for staff and data center 
operators. 

	» More restrictive height requirements may limit 
development options and site capacity.

	» Visual impact analysis can increase complexity of County 
review and the development cost for developers. 
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Substations & Generators
Existing Proposed

Mechanical equipment must be 
screened from major arterials, in-
terstates, and abutting residen-
tially zoned/planned properties. 
Screening can be either a princi-
pal building or existing vegeta-
tion. If neither of those methods 
of screening or used, mechani-
cal equipment must be screened 
by an opaque fence, screen wall 
or panel, or parapet wall that is 
made of materials similar with 
those used for the principal build-
ing. If mechanical equipment is 
found not to have an adverse 
impact on adjacent roads and 
properties, it doesn't need to be 
screened.

Ground-level and rooftop mechanical equipment shall be screened 
from major arterials, interstates, and abutting residentially-zoned or 
planned properties. This screening may be provided by a principal 
building. Mechanical equipment not screened by a principal building 
shall be located a minimum of 300 feet from any residentially or ag-
riculturally zoned property and screened by an opaque wall or para-
pet wall, or other visually solid screen that shall be constructed with 
materials compatible with those used in the exterior construction 
of the building. Screening for rooftop mechanical equipment shall 
match that used in the exterior construction of the principal build-
ing.

1. Rooftop mechanical equipment shall be limited to and inclusive of 
the maximum height of the principal building.

2. Ground-level mechanical equipment shall not be located in any 
required yard or required open space and located a minimum of 300 
feet from any residential or agricultural property.

3. Screening of ground-level mechanical equipment shall be 
required to be at a minimum the height of the equipment.
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Substations & Generators
Existing Proposed
Substations have to be screened 
from adjacent major roads (with 
the buffering and landscaping 
requirements of the DCSM) and 
from adjacent residentially zoned/
planned properties (by a 10' tall 
opaque fence).

All mechanical equipment, both on ground and roof-mounted 
equipment, to include substations, shall be attenuated through 
sound mitigation measures.

N/A All generators shall be equipped with mufflers to mitigate noise.
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Substations & 
Generators 

Justification and Potential Benefits:
	» Address visual and noise impacts of mechanical 
equipment on surrounding areas and address 
community concerns.

	» To provide clarity about visual impacts before site is 
developed and give staff and officials an opportunity to 
require changes. 

 
Potential Drawbacks:
	» Increased construction and operational costs for data 
center operators.

	» Reduced flexibility on site layouts.

	» Higher costs and complexity for retrofitting or 
expanding existing facilities. 



36  |  DCOAG Meeting 11.6.2024

Construction
Existing Proposed

Traffic Impact Analysis (TIAs) Requirement for data centers to include construction and truck 
traffic analysis in their TIAs. 

Erosion and Sediment Control 
General Policy

Expand 750.02C and 750.01 A to include a provision that all data 
center projects with offsite borrow and disposal sites disturbing in 
excess of 2500 sf (even if property is zoned for agriculture):  

•	submit a stormwater, erosion control and pollution prevention 
plan

•	post conservation escrows 

•	secure a grading permit
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Construction
Existing Proposed

Erosion and Sediment Control 
Submission Requirements

Amend 750.01 A or add subsection 750.01 E to include that all ero-
sion and sediment control plans submitted for offsite borrow and 
disposal sites used in conjunction with data center developments 
must consider reducing PM time before 10 PM and adding con-
struction vehicle (hauling and disposal trucks) restrictions after dark 
and require a Construction Truck Routing plan (including roadway 
routes, hours of operation, temporary pull-off areas, disposal sites, 
etc.) in combination with the site plan approval.
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Construction Justification and Potential Benefits:
	» Enhanced understanding of construction-related traffic 
and roadway impacts. 

	» Mitigated traffic congestion and delays, reduced 
noise and air pollution from construction vehicles, and 
improved safety for residents and workers.

	» Better protections for sensitive environmental resources 
and rural areas.

 
Potential Drawbacks:
	» Higher costs associated with planning, compliance, and 
mitigation measures for data center developers.

	» Higher cost and complexity of enforcement for the 
County. 
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Decommissioning / Electronic Waste
Existing Proposed

N/A

Require a decommissioning plan be submitted during site plan re-
view and reviewed by Prince William County’s Public Works depart-
ment to show how this site after it has ceased use will be returned 
to a neutral state, that is one that can be easily taken over by similar 
uses. Hazardous materials would need to be cleaned up and dis-
posed of properly according to DEQ standards. E-Waste would need 
to be cleaned up according to DEQ standards.

N/A
All electronics recycling and disposal shall be done in accordance 
with the Virginia Department of Environmental Quality guidance and 
mandatory regulations concerning e-waste for businesses.



40  |  DCOAG Meeting 11.6.2024

Decommis-
sioning / 
Electronic 
Waste

Justification and Potential Benefits:
	» Ensures safe and responsible disposal of hazardous 
materials and e-waste.

	» Promotes sustainable practices and minimizes environ-
mental impact.

 
Potential Drawbacks:
	» Additional upfront costs for developing a decommis-
sioning plan.

	» Increased administrative workload for data center 
operators and developers. 

	» Increased workload and expertise required for County 
review staff and additional enforcement costs for 
County. 
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Discussion & Questions
about potential ZO / DCSM updates
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Initial 
Feedback 
questions 

https://www.menti.com/alm9763cx2snalm9763cx2sn

www.Menti.com
Access code: 7316 9854
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Discussion & 
Questions 


