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Project Context

• Recommendation from the 

Development Community

• Implementation of Existing 

Mixed-Use districts were 

difficult

• Small Area Plan efforts 

underway

• County transitioning from 

Suburban

• Smart Growth Principles 

guiding planning efforts



Project Overview - Goals

• Uses that Mix

• Pedestrian-friendly 
Form

• Handle Density

• Address 
Infrastructure and 
Facility Needs

• Define Processes 
within the Zoning 
Framework



Project Overview – Uses that Mix

• Identify Uses

• Ensure a Mix

• Remove 
Buffers



Form-based Design Standards

Form Based 
Element

Ideal Range

1. Density 15%-85% Max FAR

2. Block length 200-660 feet

3. Street Wall 50-100%

4. Front Setbacks 5 -30 feet setback

5. Enclosure Ratio 1.1 to 2.1

6. Façade Permeability 30-80%

7. Connectivity Index 1.2-2.0
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Transect Zones & Intensity Measures

Source: Virginia Department of Rail and Public Transportation Multimodal System Design Guidelines

T-2 T-3 T-4 T-5 T-6

Maximum 
Overall 

FAR

0.23 0.57 1.38 2.30 2.70



Process

(County Process)

Step 1

Adopt Small Area Plan 

defining MUZD scale, 

boundary, FAR & height 

limits

(Applicant Process)

Finish remaining steps of the Land Use Development Process

Step 2
Enact ZMA codify SAP MUZD
Rezoning Initiated by County. By–right method 

Application complies with  
SAP MUZD requirements 

within preferred ideal 
range for FAR, height and 

form

Above or Below 
incentive ideal range or 
does not meet all the 

SAP MUZD 
requirements

Step 3
Establish CDA to pay for 

infrastructure and facilities.

Applicant provides 
Generalized 

Development Plan with 
Form Based Proffers 
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Transect Zones /Proposed Long Range Land 

Use (North Woodbridge)



Project Lessons Learned 

• Understand your legal 
framework

• Allow ample time for 
stakeholder input

• Be prepared to take it to 
the finish line

• Visualization tools are 
important for explaining 
form based design 
standards

• Consider Traffic and 
Parking



Project Outcomes/

Recommendations 

• Draft Zoning 

District

• Positive Feedback 

from DORT

• Planning 

Commission 

Understanding



Project Next Steps 

• Planning Commission 

Hearing

• BOCS Adoption

• DCSM Update

• Parking

• Internal Trip Capture

• Identify the First 

Guinea Pig


