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Introduction 

Cooper Carry, along with Robert Charles Lesser & Co. (RCLCO), Gorove/Slade and Rinker Design 
Associates, present the findings of their eight month study of the Innovation site. This report includes 
recommendations for potential acreage and program for a mixed-used “communiversity” in Prince 
William County, Virginia bringing together the Prince William campus of George Mason University 
and Innovation Technology Park. 

Charge
George Mason University, Prince William County Department of Economic Development and the 
owners of the Odin/Feldman/Libby property engaged Cooper Carry to study the amount of acreage 
necessary for the development of a meaningful and connected town center for the Innovation 
community. These three adjoining property owners, working together with Cooper Carry, shared 
their thoughts and vision on how a town center development may draw a community together, 
providing a place not only to live, work and be active, but encourage social interaction and learning. 
These ideas emerged from the realization that George Mason University and its partner components, 
Freedom Center and Hylton Performing Arts Center, together create a substantial anchor for such 
a community. Alone, these programs and institutions are not well integrated as one place and 
community; however, combined with a captive audience and an economic engine like a town center, 
they can mature into a healthy community. We envision this location in Prince William County as 
an appropriate destination for increased density in an urban, walkable street grid.
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MISSION STATEMENT

“communiversity”



Owner Desires
 

Together, the owners’ intent was to determine how much land from each property owner should be consolidated  
to create a true community at Innovation. Prince William County’s aim is to infuse the Innovation Technology 
Park, the County and George Mason University with the ingredients needed to become a cohesive community. The 
private landowners’ desire is to gain direction for the development of their long-held property; their belief is that 
the property is best developed in concert with George Mason University. George Mason University, including the 
Hylton Performing Arts Center and Freedom Center, desires a growth plan coordinated with surrounding property 
owners, businesses and the development community, enhancing the attributes of the campus. These goals came 
together in a common aspiration to connect people through education, culture and fitness. 

M
I
S
S
I
O
N

eduction
culture
fitness



Planning/Political
Cooper Carry, RCLCO and Gorove/Slade met with State of 
Virginia, George Mason University and local officials, including 
State Senator Charles Colgan, throughout the planning process. 
As work progressed with George Mason University, Cooper Carry 
and RCLCO presented preliminary market findings and master 
plan documents to the Prince William Campus Advisory Board. 
These presentations provided the team with critical support 
and input. For technical assistance, the consultant team worked 
closely with Prince William County Department of Economic 
Development,  Planning, Transportation, Public Works and the 
Innovation Owners Association. 

History
Before the initial design process began, the design team spent 
time becoming familiar with the region and the recent history of 
development around the site, especially the growth of Innovation 
Technology Park and the Prince William Campus of George Mason 
University, the Freedom Center and the forthcoming Hylton 
Performing Arts Center. We relied heavily on each of the owners’ 
and owners’ representatives’ history with the property, including 
the development of the Prince William Campus of George Mason 
University, Innovation @ Prince William Technology Park and 
more recently, the completion of the FBI Northern Virginia 
Resident Agency. We also spent considerable time understanding 

Business
Cooper Carry interviewed business leaders from Innovation @ 
Prince William Technology Park to understand how they and their 
employees used the area and components of an integrated, mixed-
use town center. We asked them what would build a stronger 
physical connection between the Technology Park, the University, 
the Hylton and Freedom Centers. 

Would the ability to walk to lunch in the town center, 

take clients to dinner and a show at the Hylton, or to 

live near their workplace bring a sense of community 

to Innovation @ Prince William? Would a place that 

offers educational, cultural, fitness opportunities at 

work and home improve their ability to recruit new 

employees? 
These questions and more sparked thoughtful discussion between 
the design team and potential users of the town center. Participants 
included representatives from:
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Reconnaissance
Environment 

 No master plan creates a sustainable place without understanding 
and responding to its natural environment. The design team worked 
with Prince William County staff, George Mason University, 
Odin/Feldman/Libby property owners and Rinker-Detwiller and 
Associates to ascertain the environmental characteristics of the 
site and minimize negative impact the town center may have on 
the ecosystem. The site includes topography and wetlands that 
influenced the genesis of the street and block pattern, the location 
of buildings and open space connections,  and the formation of 
neighborhoods and districts in the master plan.

PROCESS

• ATCC
• Micron
• Zestron
• Covance
• Progeny Systems
• APT Impact
• Power Loft

the natural environmental history of the site and locations of 
existing wetlands and streambeds, how the land was once used for 
agriculture and how the topography influenced that use.



Market Analysis
RCLCO conducted real estate market analysis and provided product program recommendations to 
Cooper Carry for a mixed-use town center development at Innovation, including appropriate target 
market audiences, depth of market and likely timing.  The proposed town center development is 
envisioned to be an integral component of GMU’s life sciences campus and Innovation at Prince 
William Technology Park.  RCLCO evaluated market opportunity for various land uses, including:  
market rate residential (both rental and for-sale), seniors housing, retail, office/lab space, and hotel.  
Product program recommendations were based on an evaluation of supportable land uses in the 
near-, mid-, and long-terms.  

In order to achieve the objectives of this analysis, RCLCO conducted the following key analytical 
steps:

Evaluate the competitive advantages and market challenges for various land 
uses at the subject site.  
Understand the existing campus and surrounding land uses and evaluate 
the site in the context of the greater Washington, D.C. region.  
Examine key demographic and economic information to understand the 
underpinnings of demand for various land uses at the subject property, 
including population and household growth, income and retail expenditure 
patterns, employment growth, etc.
Compile and analyze key secondary source data regarding historical real 
estate market trends, including residential building permits, home sales 
activity, commercial real estate occupancy and net absorption, and hotel 
occupancies and room rates.  
Identify and survey selected relevant existing and planned residential, retail, 
office, and hotel comparables.  
Conduct interviews with various knowledgeable real estate professionals, 
including:  Realtors, commercial brokers, sales agents, planning, economic 
development and other public officials with regard to metropolitan 
development trends and market activity.

•

•

•

•

•

•
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*Complete market analysis report availbe in appendix.

Prepare a statistical demand analysis to 
estimate the depth of market for various 
land uses at the subject property over 
time.
Based on the sum of the above, prepare an 
opportunity matrix outlining supportable 
land uses at the subject property in the 
near, mid, and long terms 

•

•



This sector of the Prince William County Master Plan shows a wide Innovation Boulevard (“Innovation Drive”) 
providing access to individual parcels.  

Traffic Analysis
At the beginning of the project, the planning team worked with the project stakeholders to identify 
goals of the Master Plan, including the transportation network.  The following goals and principles 
for the ultimate site transportation network were generated from this process:

Construct an urban core at the Town Center surrounded by quality regional 
connections;
Allow for interconnectivity between the different parcels and land uses;
Create redundancy in the roadway network with multiple ways for vehicles 
to traverse the site in order to distribute traffic;
Place emphasis on walking and pedestrian connections in and around the 
Town Center;
Minimize roadway width to aid pedestrian crossing and walkability in the 
Town Center;
Provide ability for visitors and patrons to park once within the development 
and visit multiple locations;
Construct a high density core at the Town Center to provide a possible stop 
for future transit connections;
Reserve ROW on some internal streets to provide for possible future transit 
connections;
Indentify a location for a possible future VRE stop; and
Locate residential development near the VRE stop to connect residents of the 
Town Center to and from employment in DC. 

•

•
•

•

•

•

•

•

•
•
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The first step in developing a future plan for the ITC (Innovation Town Center) roadway network was 
to evaluate the existing conditions near the site.  Capacity analyses were performed to determine the 
existing levels of service for the morning and afternoon peak hours for key intersections.  The analysis 
was performed using the software pack  age Synchro, Version 7, based on the Highway Capacity 

Development of Ultimate Transportation Network

Manual 2000 (HCM) methodology.  The capacity analysis results 
showed that there exists some congestion and unacceptable 
amounts of delay during the morning and afternoon peak 
hours at the signalized intersections on the Route 234 Bypass.  
Some approaches along Wellington Road also experience an 
unacceptable amount of delay during the morning and afternoon 
peak hours.  
Several of the existing congestion problems are addressed by 
future plans for the surrounding roadway network.  The Prince 

William County Master Plan contains several roadway improvements projects near the site, notably the 
transformation of the Bypass to a limited access freeway and the construction of Innovation Boulevard 
(“Innovation Drive”) as a four-lane cross section, which will provide a connection between University 
Boulevard and Wellington Road.
Many aspects of the roadway network contained in the Prince William County Master Plan for Innovation 
do not accommodate the transportation network goals. Interconnectivity, redundancy in the network, 
and spreading out trips to alleviate congestion are not included in the County Plan.  
There is also no emphasis placed on walking at the Town Center core.  The configuration of the County 
roadways make the grid network for the proposed development less effective due to the number of 
dead-end roadways included in the grid.  The County Plan for the proposed roadway network would 
most likely require large numbers of turn lanes at intersections that provide access to the proposed 
development, including University Boulevard and Wellington Road with Innovation Boulevard.  These 
intersections may not meet County congestion standards under the outlined configurations.  



A street grid for Innovation would help 
disperse traffic, but without changes to 
how internal streets access the Parkway, 
the grid would have many dead ends 
and the roadway network would not 
become significantly more efficient. 

The collector-distributor road 
‘concept’ was developed as a way 
to make the desired internal street 
grid more effective by tying it into 
the parkway interchanges.  

In order to achieve the ITC transportation network goals and remain 
consistent with County Plan, the network of collector-distributer 
streets was developed for incorporation into the Innovation Town 
Center Master Plan.  The concept of the collector-distributer network 
plan includes a redesign of the Route 234 Bypass in the section 
adjacent to the ITC and the interchanges at University Boulevard and 
Sudley Manor Drive.  The plan is to replace the interchange/overpass 
concepts identified by the County Plan with interchanges connected 
to collector-distributor (C-D) roadways that incorporate Wellington 
Road.  This includes adding ramps to and from the C-D roadways 
at strategic locations to help alleviate congestion by spreading out 
arrivals and departures.  The C-D roadways become the edge of the 
internal site grid and serve as the transition point between regional 
and local traffic, creating a less auto-dominate and intimidating 
experience for pedestrians and bicyclists.  This  also allows for fewer 
dead ends on internal grid streets. 

Two regional connections were also added to the final roadway plan.  
First, the plan incorporates the concept of extending Innovation 
Boulevard north to intersect with Sudley Manor Drive.  This 
connection allows for Innovation Boulevard to act as a parallel 
roadway to the Parkway for a longer distance, and will be very 
beneficial in early phases of the project where the Parkway has yet to 
become limited access.  Second, one of the east-west internal streets 
crosses the Parkway at a proposed new overpass.  Incorporated into 
the plan is the idea that this roadway could continue west of the site 
to intersect with the planned extension of University Boulevard to the 
west.  In doing so, it is possible to create another east-west connection 
without hindering the walkability of Innovation Boulevard. It is 
important to the connectivity of the master plan that, although the 
street grid accommodates traffic well, it is equally accommodating 
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and welcoming to pedestrians 
and bicyclists. 



Stakeholders
Before putting pen to paper to create the master plan, the 
design team conducted interviews with an extensive number 
of community stakeholders including Prince William County 
planning and transportation staff, George Mason University 
transportation, parking and planning staff, their residence and 
student life staff, Hylton Performing Arts Center personnel, 
Freedom Center management and Virginia Rail Express 
representatives. In addition to interviews, the consultant team 
took tours of the Freedom Center and Hylton Performing Arts 
Center to understand the facilities and the amenities each had to 
offer the community and future visitors. Like the interview with 
the employers at Innovation @ Prince William Technology Park, 
these conversations with stakeholders and future users provide 
valuable insight into the community’s needs as the design team 
developed the master plan.

Developer Reviews
During the latter stages of the development of the Innovation  
town center master plan, each property owner, along with 
Cooper Carry and RCLCO, had the opportunity to share the 
master plan layout, goals and initial program with real estate 
developers who have experience with similar development types 
and programs. These meetings provided valuable feedback for 
the ownership and design team, including ideas for connecting 
private development to the George Mason campus, how the 
ownership entity might be structured and comments on the 
general plan layout. Nine developers were contacted for this 
opportunity and five had private meetings: 
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• Buchanan 
• Divaris 
• Duke Realty 
• Concord Eastridge
• Forest City 
 



Alternatives
With information from the stakeholder interviews, developer reviews, meetings with state and local political and planning 
officials, and the Market and Transportation reports, Cooper Carry created three alternatives for the road grid layout, 
development program, and essential acreage for creating a meaningful place. Each layout focused on creating a synergy of 
place at the town center that relates to future development on each adjoining property. A meeting with Rinker and Cooper 
Carry near the site at Rinker’s office was the kickoff to the design of the master plan. This meeting began with a tour of 
the site for team members to examine existing streambeds and wetlands areas to gain understanding of the topography, 
and brainstorm potential regional connection points to the site. The tour extended to nearby City of Manassas, Manassas 
Regional Airport, Innovation @ Prince William Technology Park, existing and potential VRE stations and a drive along the 
most likely routes for future visitors. After this tour, the team reviewed existing master plan documents and the previous 
2005 Town Center Design Charrette concept.

From there, the design team sketched ideas for site connectivity, public space and protection of the wetlands and streambeds. 
The team had the following questions in mind as they examined these exisitng planning documents: 

What existing roads can tie into a future urban grid in Innovation? 
What connections made in previous master plan documents are already established and can be kept 
in the future master plan? 
What revisions to the existing road network should be considered? 
What considerations should be given to future mass transit?

We learned early that Innovation is no longer about a loop road with individual development sites, as it once was in 
previous master plan documents, but about connectivity between the University, the Technology Park and surrounding 
businesses and residents. Each of the three schemes used different design ideas to emphasize the waterways and how 
they connect through the site. Each grid carefully negotiated around them and had different orientations and acreage 
for the town center. These wetlands and streambeds influenced the locations of neighborhoods in the master plan and 
became the defining features of each neighborhood. For the town center, the idea was to propose a tight collection of land 
with development dense enough to achieve the feel of a connected urban-scaled district.  These town center master plan 
concepts provide new ways of looking at future development of Innovation that connect the George Mason University 
campus and Innovation both physically and intrinsically.

•
•

•
•
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One initial  scheme was clearly too small , 
another seemed too spread out for a meaningful 
town center, and one plan emerged through 
stakeholder and developer interviews as the 
appropriate acreage and density to create a 
meaningful, connected town center.

Scheme A - Plan Scheme A - Connectivity Diagram

Scheme B - Plan Scheme B - Connectivity Diagram

Scheme C - Plan Scheme C - Connectivity Diagram

Idea Development



P
R
O
C
E
S
S

Uni
ve

rs
ity

 B
ou

le
va

rdInnovation Boulevard

M
ar

ke
t S

tr
ee

t

Festival Street

Prince William Campus of 
George Mason University

Future V
RE Statio

n

W
ell

in
gto

n R
oa

d

234 Bypass

Innovation @
Prince William 
Technology 
Park

Hylton Performing 
Arts Center

Freedom Center
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Final Plan

Preferred Alternative 

What emerged is a master plan that creates a town center that consists of between 40 to 
50 acres. It is important the property be visible from and connected to key edges on the 
bypass and University Boulevard. A seamless connection into the University creates a true, 
“communiveristy” between the town center, Hylton Performing Arts Center, Freedom 
Center and University. The primary connection between the town center and the university 
is the culture center surrounding the Hylton Performing Arts Center with a public retail 
environment. Threaded into the master plan is a connection between the university quad 
open spaces and the general open space of the town center, to a variety of gathering spaces 
for everyone. The master plan also seeks to connect indoor fitness programs with maturing 
outdoor trails and natural features that tie the various outdoor spaces together. 
Finally, the education components created with the life sciences programs begin to connect 
more traditional university quad spaces with public plaza and outdoor gathering spaces 
of the town center. 
While there is a recommended program and configuration of uses proposed, the most 
important thing was to provide a fundamental master plan chassis that is flexible enough 
to adjust the user needs of landowners, the market and users.
The residential uses in the town center are placed across the street from the university to 
provide housing for students, professors and employees of the university, the Technology 
Park and the town center. Some retail is imagined as a “wine and dine” connection for 
patrons of the Hylton Performing Arts Center, while other retail is intended as a “student 
union” for the University.  Other retail will provide space for lunch opportunities and 
basic retail needs of residents. The office space has the potential to provide necessary off-
campus lab space or incubator office.

“communiveristy”

View from Northwest
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The goal is not to develop a lifestyle center for retailers. The 
University must be the anchor for an authentic community 
connected through education, culture and fitness. The culture 
springs from the Hylton Performing Arts Center and the arts and 
sciences communities of the University and Prince William County. 
Education builds on the life sciences of the University and the 
Science and Technology business park. Fitness is the cornerstone of 
the Freedom Center and fundamental component of the greenway 
connections between the new community and existing University 
and Technology Park open spaces. The following diagrams show 
the masterplan refinements to open spaces, buildings, and streets 
that establish Innovation town center as a place for education, 
culture and fitness.

Innovation Boulevard
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t

Festival Street

George Mason UniversityProperty

Odin/Feldman/
Libby Property Prince William 

County Property

*Program presented is a recommendation for the maturing of an authentic mix-use community. 
This program may evolve in order to lead market trends that support the goals of this community.

Looking West down Market Street

RESULTS

Full Build Out Town 
Center SF Retail Office Residential Hotel Acres

George Mason 90,000 160,000 0 0 10.10
Odin/Feldman/Libby 63,270 200,000 454 0 12.40

Prince William County 63,820 407,000 301 165 24.00
Total 217,090 767,000 755 165 46.50



 Integrate, preserve and enhance the natural 
areas while creating a network of places for people 
to engage with nature. Provide creative solutions for 
stormwater management, including pervious surfaces 
for public open space. 

•
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 Maximize preservation of existing tree canopies;  propose closely spaced mature 
trees in new open space and along the streets

Create fixed, flexible and fleeting open space that allows people to partake in 
a variety of activities throughout Innovation. Some are not conducive to staying 
very long, but rather a pleasant place to pass through; others are more intimate 
and encourage contemplation or social gathering. Some spaces are a combination 
of natural and paved surfaces, while some can provide temporary space for large 
gatherings and others have little structured space. All this provides a good network 
for people to gather, play and traverse through Innovation.

Design and create open space that acts as the connector throughout Innovation.

Promote greenways that encourage walking along a cool, comfortable path through 
the broader region in and surrounding Innovation.

•

•

•

•

Goals of natural areas
and open space:



Goals of the buildings:

Orient buildings to front the streets.

Encourage active first floor uses with contrasting uses above.

Create a phasable plan that incorporates greater densities in the first phase to promote an urban 
atmosphere from the beginning. This will result in a final development of an integrated mixture 
of buildings and uses. The sense of the place is established in the first phase and only matures 
with each eventual phase; Innovation will grow in density outward. 

Design iconic and background buildings contributing to a varied and interesting urban 
fabric.

Encourage a variety of architectural designs; buildings should be configured on blocks to promote 
a naturally evolving district of buildings rather than the appearance of a homogeneous 
town center development.

Incorporate a variety of building dimensions to provide the opportunity for flexible development 
of uses, both vertically and horizontally.

Allow a form of buildings that achieves an appropriate density, produces a fine-grained 
pedestrian scale, and an acceptable urban environment.

Design for phasable construction with parking lots evolving into intergrated buildings and 
parking decks.

•

•

•

•

•

•

•

•

Potential Block Phasing
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View of town center from South

Looking West down Market Street



Goals of streets: 
The nature of the street will be dictated by the uses. The streets are designed 
to create blocks that allow for strategic phasing and flexibility for future 
integration of mixed uses. 

Innovation Boulevard (A)
Build an entertainment district street that is the main cultural 
axis connecting the town center with the Hylton Performing Arts 
Center 

Festival street (B)
Create a closable street without prohibiting vehicular circulation 
that can be dedicated to special events. The nature of this street is 
defined by a mix of all the proposed uses with a connection to the 
wetlands.

Market Street (C)
Design a retail-dominant street created to accommodate outdoor 
dining and shopping with pedestrians strolling.

•

•

•
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View of Hylton Performing Arts Center from Market Street

Looking West down Market Street Looking West towards Town Center



The end results of the testing show that the C-D Network concept 
is feasible and allows for more narrow roadways within the site.  
Most importantly, all internal roadways (other than on blocks to 
and from the arterials surrounding the site) can be constructed with 
a three-lane cross-section at maximum.  Innovation Boulevard was 
previously shown on the County Master Plan with two through 
lanes in each direction.  As the town center development grows, so 
too will it’s street grid that distributes traffic around Innovation Blvd.  
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Final Results of Traffic Analysis 
 

The planned Innovation Town Center 
street system disperses traffic to and from 
the regional roadway network to the local 
network that allows the internal streets to 
be kept  to narrow widths.  This dispersal 
of traffic is essential to providing pedestrian 
friendly streets.

The analysis performed for this plan shows that with the additional 
dispersion of traffic and parallel streets, only one through lane is 
needed in each direction.  Sufficient right-of-way was provided in 
the plan to accommodate future widening for mass transit along 
Innovation Boulevard. It is preferable to maintain a three-lane 
cross-section within the Town Center to prioritize pedestrian and 
bicycle activity and encourage slower vehicular patterns

Typical 3-lane primary 
internal roadway

Pedestrian refuge within 
enhanced medians

Multi-lane distribution 
at surrounding network 
intersections to aleviate 
congestion of primary 
internal roadways

Widened arterials 
distributing to 
surrounding regional 
network



Based on the analysis of the ultimate condition of the roadway 
network, a phasing strategy for roadway improvements was 
developed.  The first phases of the ITC development (pre-
2030) should be able to be constructed without major highway 
infrastructure improvements.  In order to alleviate existing 
congestion and provide capacity for Innovation, the first roadway 
improvements constructed should be the widening of the arterials 
adjacent to the development per the County Plan.  In addition, 
a roadway connection at University Boulevard and Wellington 
Road (“Innovation Boulevard”) should be constructed through 
the site in order to allow multiple options for traffic accessing 
the site.  The construction of this roadway can be phased, with 
portions not adjacent to early development constructed as a two-
lane roadway to be widened as parcels are developed and the 
surrounding street grid is realized.  With these improvements, it is 
likely that the signalized intersections along the Route 234 Bypass 
will be congested, although ideally not any more than they are 
in the existing conditions.  The exact details on which roadways 
will need to be widened will be developed at a later time during 
individual traffic studies for each phase or parcel of development.

Later phases of the ITC development (2030 and beyond) will 
most likely necessitate improvements to the Route 234 Bypass to 
make it a limited-access highway.  If the proposed C-D Network 
plan is incorporated into the County Plan, then the interchanges 
previously included should be replaced with the new interchanges 
and C-D roadway system recommended in the ITC Master Plan.  
When they are needed, the interchanges and C-D roadway 
system can be constructed in phases depending on the intensity of 
development on the ITC site.  This allows for the interchanges to 

The ultimate plan was based on the collector-distributer ‘concept’.  It contains 
fewer ramps to and from the Parkway to minimize impact to through traffic 
and incorporates changes to the street grid based on physical constraints.   
It also incorporates the idea of extending two internal streets, one west over 
the Parkway and one north to Sudley Manor Drive.  
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be constructed even if they are 
needed prior to development 
of later phases.  The C-D 
roadways and additional 
ramps can be constructed in 
phases, as needed, based on 
future traffic studies for each 
phase of the ITC development.  



Given the current depressed state of residential and 
commercial real estate markets in the region,  it is 
important to assess the market opportunity of various 
real estate land uses at the proposed town center over an 
extended potential buildout period.  This recognizes that 
there is unlikely to be demand for any significant amount 
of residential or commercial in the next 12 to 18 months.  
However, because the subject property is strategically 
located directly in the path of growth within the favored 
quarter of the metropolitan area, as real estate markets 
begin to recover as expected in 2011+, the property is well 
positioned to capture its fair share of demand for real 
estate land uses, particularly considering the existence 
of significant catalytic developments such as the GMU 
campus itself, the Freedom Center, the Hylton Center for 
Performing Arts, and existing employers at Innovation, 
such as the FBI

Based on this analysis, RCLCO concludes that there is an 
opportunity for a mixed-use or multiple use town center 
development at the subject property.   The location and 
character of the Innovation Campus, with the existing and 
likely future competitive environment for key anchors 
necessary for a sizable retail component, limits the 
market opportunity for a large-scale anchored lifestyle 
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Market Results

town center development.  However, there is strong 
near-term (2012-2015) market opportunity to create a 
multiple-use village center at Innovation including a 
mix of convenience/neighborhood-serving retail and 
residential uses oriented to GMU students, faculty/
staff, Innovation Campus visitors, and the surrounding 
community.  As the market evolves, visitation at the 
Campus increases, and with additional household and 
employment growth in the surrounding community, 
there is a mid-term (2015+) market opportunity for a true 
mixed-use town center style development including a 
mix of convenience and destination/entertainment retail, 
residential, boutique office/lab space, and possibly a 
hotel.  
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*Program presented is a recommendation for the maturing of a authentic mix-use 
community. This program may evolve in order to lead market trends that support 
the goals of this community.

District 1

University

District 2

District 3

District 4 District 5

District 6

Town Center

Development Districts

Retail Office Academic
Residential 

Units
Hotel 

Rooms
Town Center 217,090 767,000 0 755 165

University 17,000 0 1,100,000 351 302
District 1 0 204,000 646 0
District 2 0 0 1,098 0
District 3 0 528,000 0 0
District 4 0 340,000 0 0
District 5 0 220,000 0 0
District 6 0 520,000 0 168
Total SF 234,090 2,579,000 1,100,000 2,850 635
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A

B
C

D

E

F

G

H
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L
K

S

S

S
S

PARKING
Required

A Freedom Center Expansion [736] Not Included Academic Buildings 4,400
B Freedom Center Reconfigured [520] Not Included 1,100,000 gsf  @ 4sp/1000 gsf
C Freedom Center Reconfigured 275
D Existing Reconfigured 185 Residential 46
E Existing Reconfigured  * 344 80 Units @ 0.57 sp/unit
F Existing Reconfigured  * 185 Total 4,446

989

G New Surface Lot 304
H New Surface Lot 420
I New Surface Lot 456
J New Surface Lot 760
K New Surface Lot 456
L New 4 Level Deck (275sp/fl) 1,100

Subtotal New & Exisitng Lots 4,485

S On Street Parking 150
4,635

(4,446)
189 Surplus

PARKING

Count  Lot

Subtotal Existing Lots

Total
Less Required

Provided

PARKING
Required

A Freedom Center Expansion [736] Not Included Academic Buildings 4,400
B Freedom Center Reconfigured [520] Not Included 1,100,000 gsf  @ 4sp/1000 gsf
C Freedom Center Reconfigured 275
D Existing Reconfigured 185 Residential 46
E Existing Reconfigured  * 344 80 Units @ 0.57 sp/unit
F Existing Reconfigured  * 185 Total 4,446

989

G New Surface Lot 304
H New Surface Lot 420
I New Surface Lot 456
J New Surface Lot 760
K New Surface Lot 456
L New 4 Level Deck (275sp/fl) 1,100

Subtotal New & Exisitng Lots 4,485

S On Street Parking 150
4,635

(4,446)
189 Surplus

PARKING

Count  Lot

Subtotal Existing Lots

Total
Less Required

Provided

University Parking Program

* Count per February 2009 site survey drawings, Rinker 
Design Associates, P.C.



The C-D network concept was tested by performing capacity analyses on the Route 234 Bypass 
and on intersections external and internal to the ITC.  Traffic volumes for the future analysis were 
developed based on the Prince William County daily traffic volume projections for 2025.  The County 
projections included daily trips generated by land uses programmed for the ITC site.  These daily 
trips were estimated based on the Institute of Transportation Engineers (ITE) Trip Generation, 7th 
Edition, and subtracted from the County projections to yield the background traffic volumes without 
the programmed land uses for the ITC site.  In order to estimate the estimate the impacts of the 
ITC development, Trip Generation was used to calculate the daily trips generated by the land uses 
proposed by the Cooper Cary team.  The trips generated were then re-added to the County projections 
in order to have an accurate estimate of the ITC development.  The daily traffic volumes estimated 
were then converted into morning and afternoon peak hour turning volumes.  This was completed 
using the existing traffic distributions in the vicinity of the development, as well as volume factors 
estimated from the existing traffic volumes.  The volumes were rounded and balanced to provide a 
conservative estimate of traffic.

In order to test the roadway network internal and external to the ITC development, the roadways were 
built and improved as outlined above.  The signal timings for new intersections were estimated based 
on VDOT standards and existing signals near the site.  In order to improve traffic flow, coordinated 
signals were assumed along Sudley Manor Drive, Wellington Road, “Innovation Boulevard”, and 

University Boulevard.  At new intersections where traffic signals were not warranted, stop signs 
were assumed based on traffic flow patterns and pedestrian movements.  Lane configurations 
and geometries were assumed based on County and VDOT standards, as well as their warrant 
at intersections.  In the Town Center core, roadway widths were kept to a minimum to facilitate 
pedestrian crossings.  Throughout the internal roadway network, narrow cross-sections were assumed 
in order to provide a more urban feel, slow traffic through the ITC development, and improve the 
ability of pedestrians and bicyclists to utilize the network.  To test the configuration of the Route 
234 Bypass and the C-D roadways, a 6-lane cross-section was assumed.  The distances between the 
ramps and interchanges were estimated from existing interchanges near the site.  

Analysis of the Route 234 Bypass and C-D roadways shows that all highway segments and ramps 
operate at acceptable conditions during the morning and afternoon peak hours, except for a small 
northbound portion of the Bypass north of Sudley Manor Drive during the afternoon peak hour.  
Analysis of the intersections external to the ITC development showed that all intersections operate 
under acceptable conditions during both the morning and afternoon peak hours.  Some movements 
are projected to operate at unacceptable conditions due to heavy turning volumes at intersections.  
The analysis of the intersections internal to the ITC development show that all intersections are 
projected to operate at acceptable conditions during the morning and afternoon peak hour.  
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Traffic Methodology
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