
 
 

 
MOTION:  September 22, 2026 
  Regular Meeting 
SECOND:  Ord. No. 26- 
 
RE: SPECIAL USE PERMIT #SUP2025-00009, VINT HILL SUBSTATION 
 BRENTSVILLE MAGISTERIAL DISTRICT 
ACTION:  
 

 
WHEREAS, this is a request for special use permit approval to allow an electric substation 

facility on approximately ±23.41 acres; and  
 

WHEREAS, the site is located on Vint Hill Road, approximately ±425 feet east of its 
intersection with Reid Lane.  The subject property is identified as GPIN# 7495-21-4209 and is 
addressed as 13405 Vint Hill Road; and 

 
WHEREAS, the site is designated CRes-1B, Conservation Residential, in the Comprehensive 

Plan; and  
 

WHEREAS, the site is zoned A-1, Agricultural; and  
 

WHEREAS, staff has reviewed the subject application and recommend approval, for 
reasons as stated in the staff report; and 

 
WHEREAS, the Prince William County Planning Commission, at its public hearing on 

September 9, 2025, recommended denial, however the motion failed, as stated in Resolution 
Number 25-077; and   

 
WHEREAS, the Prince William County Planning Commission, at its public hearing on 

October 29, 2026, heard this case as a continuation; however, no action was taken; and 
 

WHEREAS, the Prince William Board of County Supervisors’ public hearing, duly advertised 
in a local newspaper, was held on June 23, 2026, with the case being deferred to date certain by 
Resolution #26-422; and  

 
WHEREAS, the Prince William Board of County Supervisors’ public hearing, duly advertised 

in a local newspaper, was held on September 22, 2026, and interested citizens were heard; and  
 

WHEREAS, the Prince William Board of County Supervisors finds that public necessity, 
convenience, general welfare, and good zoning practice are served by the approval of the request; 
and 
 

NOW, THEREFORE, BE IT ORDAINED that the Prince William County Board of County 
Supervisors does hereby approve Special Use Permit #SUP2025-00009, Vint Hill Substation, subject 
to the conditions dated July 31, 2026. 

 



 

 
 

 
 
 

BE IT FURTHER ORDAINED that the Prince William Board of County Supervisors’ approval 
and adoption of any conditions does not relieve the applicant and/or subsequent owners from 
compliance with the provisions of any applicable ordinances, regulations, or adopted standards.  

 
 
 
September 22, 2026 
Regular Meeting 
Ord. No. 26- 
Page Two 
 
 
 
ATTACHMENT: SUP Conditions dated July 31, 2026 
 
 
For information: 
 
Planning Director: Tanya M. Washington, AICP 
 
McGuire Woods, LLP 
Attn: Sheri Atkin 
1750 Tysons Blvd.  
Suite 1800 
Tysons, Va. 22102-4215 
 
Virginia Electric and Power Company 
Attn: Michael Breenan 
5000 Dominion Blvd., 3rd floor SW 
Glen Allen, VA. 23060 
 
 
Votes: 
Ayes:   
Nays:   
Abstain from Vote:   
Absent from Vote:   
Absent from Meeting:   
 
 
 
ATTEST: ______________________________________________________________________________________________  
     Clerk to the Board  
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Dominion Virginia Power- Vint Hill Substation Station 
Applicant/Record Owner: Virginia Electric and Power Company 

SUP2025-00009 
Property: 7495-21-4209 (hereinafter, the “Property”) 

Brentsville Magisterial District 
Approximately 23.41 Acres 

A-1, Agricultural 
 

Date: July 31, 2026 
 
The following conditions are intended to offset the impacts of the proposal and to render the 
application consistent with the applicable chapters of the Comprehensive Plan and the surrounding 
areas.  If approved, this condition statement supersedes SUP#2017-00008 previously approved.  If the 
conditions of this special use permit or the Special Use Permit Plan are in conflict with the Zoning 
Ordinance and/or the Design and Construction Standards Manual (DCSM) at final site plan review or 
approval, the more restrictive standards shall apply, except as specifically allowed by this special use 
permit  
 
The Applicant shall file a site plan within one (1) year of approval of this special use permit by the 
Board of County Supervisors and shall have up to five (5) years from the date of final site plan approval 
to commence the switching station use.  If the required site plan is not submitted within one (1) year 
or if the proposed switching station has not commenced within five (5) years from the date of the site 
plan approval, this special use permit shall become void, and the use may not thereafter commence 
except upon approval of another special use permit.  Energization of the switching station facility 
following final site plan approval shall constitute commencement of the switching station use. 
 
1. Site Development – The overall site shall be developed in substantial conformance with the 

plan titled “Vint Hill Substation Special Use Permit” as prepared by Dewberry Engineers Inc., 
dated April 23, 2026, in accordance with all minimum standards for site plan approval and the 
conditions herein.   

 
2. Use Parameters 
 

a. Scope of SUP – This special use permit is granted only for the switching station use 
and purpose as indicated on the SUP Plan approved with this application.  The area 
regulated by this SUP is the +23.41-acre parcel shown on the SUP Plan.  However, the 
240’ transmission line right-of-way, connections, transmission lines, and towers for 
and within said right-of-way shall not be subject to these SUP conditions.   
 

b. SUP Use Limitation – The switching station equipment shall be limited to the 
approximate 500,000 square foot area surrounded by a minimum 20’ security wall as 
shown on the SUP Plan.  The security wall shall be visibly solid with a design as 
generally shown on Sheet 4 of the SUP Plan; however, the color may include a 
grey/taupe palette with an architectural finish similar to a stone or stacked stone 
appearance.  The height of the backbones within the fenced switching station area will 
be approximately 60 feet.  The remaining switching station equipment within the 
fenced area will consist of 500 kV A-frame equipment approximately 120 feet tall, a 
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230kV GIS Building and a 500 kV GIS building, approximately 43 feet tall, and other 
low-profile equipment ranging in heights of 20-30 feet tall. 

 
3. Landscape Enhancements 

 
a. Soil Restoration - To facilitate adequate expansion of tree and shrub roots to support 

healthy plants, all areas of the landscape buffers which have been subject to pavement 
and/or compaction shall have all foreign materials (asphalt, concrete, gravel, debris, 
etc.) removed and the soil loosened to a depth of at least 3’ prior to planting.  A top 
dressing of 4” to 6” of clean topsoil shall be provided.  This topsoil shall be a loam, 
sandy loam, clay loam, silt loam, sandy clay loam, or loamy sand or consistent with 
industry standards.  The topsoil shall not be a mixture of or contain contrasting 
textured subsoils.  The topsoil shall contain less than 5% by volume of cinders, stones, 
slag, course fragments, sticks, roots, trash, or other materials larger than 1 1/2” in 
diameter and shall not contain gravel.  The topsoil shall contain a minimum of 5% 
natural fine organic matter, such as leaf mold, peat moss, etc. 

 
b. Plant Mixture - A mixture of predominately evergreen shrubs/trees, small canopy 

trees, and deciduous shrubs shall be installed within the buffer areas mentioned 
above, consistent with Dominion Energy policies for location and height/material 
selection as allowed by the DCSM.  Plantings shall be indigenous, drought and deer-
resistant or as otherwise approved at the time of final site plan approval.  In addition, 
for those shrubs underneath the power lines, the Applicant shall plant a minimum of 
5 different native, deer-resistant species of shrubs from a minimum of 3 different 
genera.  The Applicant shall be responsible for the maintenance and upkeep of all 
associated landscaping.  Supplemental landscaping will provide a minimum of 85% 
native, drought-tolerant species.   

 
c. Perimeter Buffering – Landscaping for the SUP Area shall be in substantial 

conformance with Sheet 4 of the SUP Plan (hereinafter the Landscape Plan”).  
Landscaping shall meet the requirements of the Design and Construction Standards 
Manual (“DCSM”), except for allowable modifications per the DCSM.  Compliance shall 
be demonstrated on any modifications at final site plan approval. The existing buffers 
will be preserved, with two exceptions, as shown on the SUP Plan: a section of trees 
within the proposed transmission line corridor along Vint Hill Road will be replaced 
with large native shrubs.  The height of the replacement shrubs will not interfere with 
proposed power lines but will continue to screen the substation from view of Vint Hill 
Road.  Additionally, trees within the eastern 50’ landscape buffer that fall within the 
proposed limits of disturbance will be replaced with a focus on evergreen trees to 
provide enhanced screening.  Because the proposed Vint Hill Substation and the 
existing NOVEC Vint Hill DP Station are similar public facility uses, a buffer is not 
required along the western border of the Property.   
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4. Access & Parking 
 

a. Access – Primary access to the switching station facility shall be from the proposed 
low-volume commercial entrance, with direct access from Vint Hill Road, as shown on 
the Plan.  The existing 14-foot-wide gravel access road located within the proposed 
right-of-way dedication and 30’ buffer areas shall be removed.   
 

b. The proposed primary entrance drive shall be provided with a minimum of 50’ feet of 
pavement back from Vint Hill Road per VDOT standards to help prevent gravel from 
depositing onto Vint Hill Road.  
 

c. Emergency Access – A private, emergency access drive shall be located along the 
eastern property frontage.  The emergency access drive shall be provided with a 
minimum of 50’ feet of pavement back from Vint Hill Road per VDOT standards to help 
prevent gravel from depositing onto Vint Hill Road. 
 

d. Parking – Following completion of construction, the site may be visited as needed for 
maintenance, security, and related upkeep functions.  Four (4) parking spaces for 
maintenance vehicles are available on-site; however, parking for maintenance and 
utility work may occur as necessary within the overall SUP area and transmission line 
right-of-way.   

 
4. Site Maintenance –  

 
a. The Applicant shall be responsible for the maintenance and upkeep of the structures, 

security wall, access roads to the equipment compound, and perimeter and accessory 
landscaping.  The Applicant shall keep the switching station secure and maintain 
access control.  All onsite landscaping improvements and ongoing maintenance 
obligations associated with the switching station facility through this SUP shall be 
maintained by the Applicant.   

 
b. Graffiti Removal: The Applicant agrees to remove any graffiti from the Property. 

Graffiti shall be deemed any inscription or marking on walls, buildings or structures 
not permitted by the sign regulations in Section 32-250.21 et seq. of the Zoning 
Ordinance. Any graffiti is to be reported to the Prince William County Police 
Department before removal. 

 
6. Environment –  
 

a. The Applicant shall make a monetary contribution to the Board of County Supervisors 
in the amount of $75 per acre for water quality monitoring, stream restoration, and/or 
drainage improvements, prior to and as a condition of final site plan approval.  

 
b. Stormwater Management – SWM/BMP shall be met by a new wet pond, once the 

existing substation structure is removed as shown on the SUP Plan.  Landscaping, as 
required by the DCSM and consisting of plant material allowed under electrical 
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transmission lines per Dominion Energy policies, shall be provided at the time of final 
site plan approval around the stormwater management pond. 

 

7. Fire and Rescue  

 
a. Monetary Contribution - The Applicant shall make a monetary contribution of $0.61  

per square foot of building area for fire and rescue services to the Board of County 
Supervisors prior to issuance of the final site plan approval. 
 

b. Emergency Spill Notification – The Applicant shall submit an emergency spill/release 
notification plan to the Department of Fire & Rescue for review and approval during final 
site plan review. 

 
c. Hazardous Materials – The Applicant shall provide a list to the Department of Fire and 

Rescue of all hazardous materials kept on-site during final site plan review.   
 
d. Emergency Access - A metal sign will be provided at the entrance gate(s) with information 

on gaining emergency access.  The sign shall include the following: Site location address, 
Company name, “In case of emergency call” phone number should go to 24-hour 
emergency response center. 

 
8. Monetary Escalation - In the event the monetary contributions set forth in the development 

conditions are paid to the Prince William Board of County Supervisors within eighteen (18) 
months of the approval of this special use permit, as applied for by the Applicant, said 
contributions shall be in the amounts stated herein. Any monetary contributions set forth in 
the development conditions which are paid after eighteen (18) months following the approval 
of this special use permit shall be adjusted in accordance with the Urban Consumer Price 
Index (CPI-U) published by the United States Department of Labor, such that at the time the 
contributions are paid they shall be adjusted by the percentage change in the CPI-U from the 
date eighteen (18) months after the approval of this special use permit to the most recently 
available CPI-U to the date the contributions are paid, subject to a cap of six (6%) percent per 
year, non-compounded. 
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EXECUTIVE SUMMARY 

 
 
This is a Special Use Permit (SUP) request to permit an electric substation facility.   
 
There is an existing electric substation on-site; however, it is in need of a substantial upgrade.  The 
Applicant is planning to construct an upgraded electric substation with associated equipment, then 
remove the existing facility on ±23.41-acre in the SUP area.   
 

BOCS Meeting Date: September 22, 2026 
Agenda Title: Special Use Permit #SUP2025-00009, Vint Hill Substation 
District Impact: Brentsville Magisterial District 
Requested Action: Recommend Approval of Special Use Permit #SUP2025-00009, Vint Hill 

Substation, subject to the conditions dated July 31, 2026, and SUP Plan 
dated April 23, 2026 

Department/Agency 
Lead: 

Planning Office 

Staff Lead: Tanya M. Washington, AICP, Director of Planning 
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The upgraded Vint Hill Substation will be designed to accommodate the immediate need to maintain 
and improve electric service to the customers in the County.  The substation will be unmanned and 
will have minimal impacts on County infrastructure.  
 
A Public Facilities Review (PFR), PFR2025-00004, was submitted and reviewed concurrently with the 
SUP application.  The PFR was found to be in substantial accord with the Comprehensive Plan and 
approved by the Planning Commission in public hearing on September 10, 2025. 
 
BACKGROUND 
 

a. Request: A request for a Special Use Permit to allow development of an electric 
substation to replace the existing substation on-site. 

The requested Special Use Permit area is located on a ±23.41-acre parcel where an 
existing substation resides.  The existing station will be removed once the much larger 
substation with ancillary equipment is constructed and operational.   
 

b. Site Location: This request involves a ±23.41 acres parcel, located on Vint Hill Road, 
±425 feet east of its intersection with Reid Lane.  The subject property is identified as 
GPIN# 7495-21-4209 and is addressed as 13405 Vint Hill Road. 

c. Comprehensive Plan: The site is designated as CRes-1B, Conservation Residential in 
the Long- Range Land Use Map.  The purpose of the Conservation Residential areas 
are residential developments characterized by compact development patterns.  These 
areas offer a range of housing types that are smaller than conventional rural and 
suburban homes and are located on smaller lots.  Residential Cluster development 
concentrates development on a limited footprint within a site at higher densities, with 
the intent to permanently conserve surrounding natural resources, cultural resources, 
and open space.   
 

d. Zoning: The property is located in the A-1, Agricultural Zoning District.  Electric 
substations may be permitted by Special Use Permit within any zoning district 
outside of the Data Center Opportunity Zone Overlay District per Zoning Ordinance 
Sec. 32-201.11.  The entire site also lies within the Domestic Fowl Overlay and the 
Agritourism and Arts Overly Districts.  
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Surrounding Land Uses: The following table summarizes the area characteristics: 
 

 
The surrounding uses and land use designations are compatible with the requested Special Use 
Permit. 
 
Background & Context: Virgina Electric and Power Company (VEPCO) purchased this property in 
2016 from a private homeowner.  The existing substation was constructed under Special Use Permit 
#SUP2017-00008 approved by the Board of County Supervisors February 7, 2017.   
 
Dominion Virginia Power, has identified the need to upgrade its existing Vint Hill 230 kV switching 
station located in Prince William County, Virginia.  The upgrade will include converting the existing 
facility to accommodate the networking of 500 kilovolt (kV) transmission into the facility.  This critical 
upgrade will relieve anticipated constraints at the Bristers switching station, one of the primary 500 
kV networking points serving the greater area.  At Bristers switching station, located in neighboring 
Fauquier County, the combined loading from the growth of existing delivery points and an 
increasing number of new delivery point requests within the Prince William County and Manassas 
areas is predicted to exceed the capacity of the Substation’s transmission-level transformers by 
2027. 
 
As one of the few primary injection points at the 500 kV transmission-level serving the Prince 
William County area, the continued increase of new NOVEC and Dominion Energy Distribution 
delivery point requests requires a significant amount of power to flow from Bristers Substation 
toward the loading areas surrounding Gainesville and Manassas.  Without the introduction of a 
new 500 kV pathway into the Prince William County area, the transformers at the Bristers 
switching station will exceed Dominion Energy’s Planning Guidelines and must be relieved consistent 
with NERC (North American Electric Reliability Corp.) Reliability Standards.   
 

Direction Land Use Long Range Future Land Use  Zoning 

Subject 
Site  

Existing electric substation  CRes-1B, Conservation Residential 
with Transect 1B 

A-1 

North Single Family Homes RN 2, Residential Neighborhood & 
RPC, Residential Planned 

Community 

A-1 & RPC 

South Single Family Home 
(Approved Reid Energy 
Center-Battery Storage) 

CRes-1B, Conservation Residential 
with Transect 1B 

A-1 

East Single Family Homes &  
(Pending Hawthorn @ 
Kettle Run rezoning) 

CRes-1B, Conservation Residential 
with Transect 1B 

A-1 

West Existing Novec electric 
substation 

CRes-1B, Conservation Residential 
with Transect 1B 

A-1 
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PLANNING COMMISSION RECOMMENDATION 
 
The Planning Commission heard this application in public hearing on September 10, 2025.  The motion 
to deny failed with no other action taken.  The application was heard again, at the request of the 
Applicant, as a continuation at the October 29, 2025 Planning Commission public hearing.  At this 
hearing, no action was taken.   
 
Since the Planning Commission hearings, the Applicant has made a number of edits to the SUP Plan. 
 

1. Providing a 20' wide opening in the southern buffer.  This would accommodate an off-road 
tractor to access the adjoining property, via easement, in the event of any need to provide 
maintenance on the tower/lines.  
 

2. To mitigate views, the switching station will be surrounded by a 20’ solid security wall, and 
significant landscaping will added to the site as shown on the SUP Plan.  As part of its original 
development, Dominion established landscape buffers at the site.  With this proposal, an 
additional 381 trees, 1,451 shrubs, and grasses will be installed.  
 

3. The Property’s frontage along Vint Hill Road is variable in width.  Berming will be established 
along Vint Hill Road within the existing 30’ landscape buffer.  The setback for the proposed 20’ 
security wall will range in distance from 90 to 225 feet from the existing Vint Hill right-of-way. 
The closest station equipment will be set back approximately 113 feet from Vint Hill Road, and 
the closest GIS enclosure will be setback approximately 220 feet from Vint Hill Road. 
 

4. The eastern access entrance was shifted to the further to the east per VDOT comments. 
 

These changes have been reviewed and agreed to by PWCDOT, Environmental Services and planning 
staff.   
 
Since the initial BOCS public hearing June 23, 2026, the following sentence was removed from the 
condition statement given the Public Facilities Review was approved by the Planning Commission at 
the September 10, 2025 public hearing.   
Sentence removed - This special use permit for the subject switching station facility satisfies the intent 
of a public facility review, pursuant to Section 15.2-2232 of the Code of Virginia.    
The date of the Condition Statement is now July 31, 2026. 
 
STAFF RECOMMENDATION 
 
Staff recommend that the Board of County Supervisors approve the Special Use Permit #SUP2025-
00009, Vint Hill Substation, subject to the conditions dated July 31, 2026, and SUP Plan dated April 23, 
2026. 

 
• An electric substation is a permitted use in the A-1 zoning district with an SUP per Zoning 

Ordinance Section 32-201-11. 
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• The PFR submitted was reviewed by staff and found to be in accord with the Comprehensive 
Plan.  The determination aligns with the goals and strategies of the Strategic Plan. 
 

• The SUP is favorably aligned with the County’s objective to encourage profit-generating 
business expansion, new business development and redevelopment that enhances or 
complements targeted industries.  
 

• The project will have limited impact on County services in terms of traffic, road infrastructure, 
schools, parks, and minimal impact on police and fire.  
 

• The Substation will be designed to accommodate the immediate need to maintain and 
improve electric service to electricity users in the County. 
 

• As conditioned, the Applicant will work with the Department of Fire & Rescue to assist in 
circumstances where they would need to gain access, what hazardous materials are on-site 
and any spill/release notification plans.  

 
BOARD OF COUNTY SUPERVISORS PUBLIC HEARING JUNE 23, 2026 
 
The Board of County Supervisors heard this application in their evening public hearing session on June 
23, 2026.  During the hearing, a motion was made by the Brentsville District Supervisor to defer the 
case until the date certain of September 22, 2026.  The resolution to that action is a part of this staff 
report package and referenced as Attachment D.   
 
Comprehensive Plan Consistency Analysis 
 
Long-Range Land Use: The property is designated as CRes-1B, Conservation Residential with a 1B 
Transect, in the current Comprehensive Long-Range Land Use Plan Map.  The subject property and 
surrounding area to the south of Vint Hill Road are designated as CRes-1B, Conversation Residential.  
The properties to the north of Vint Hill Road are designated, RN-2, Residential Neighborhood and RPC, 
Residential Planned Community on the Long-Range Future Land Use Map.   
 
The use is also consistent with the Electric Utility Services Plan in the Comprehensive Plan as outlined 
in the Analysis and the Public Facilities Review Memo.  The use is also consistent with the zoning 
district, as the Zoning Ordinance Sec. 32-201.11 allows for an electric substation with a Special Use 
Permit.  These elements provide the basis for recommending approval. 
 

LAND USE POLICY 43: Plan and design all public facilities in a manner that generally 
conforms to the Comprehensive Plan, the Zoning Ordinance, the Design and Construction 
Standards Manual (“DCSM”), the Capital Improvements Plan (“CIP”), and the Strategic Plan. 
 
LU43.2: All proposed public facilities should be planned, sited, and buffered, consistent 
with applicable law in a manner to provide compatibility with surrounding existing and 
planned uses. 
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LU43.3: Public facilities are subject to a review and determination that the general location 
or approximate location, character, and extent is substantially in accordance with the 
Comprehensive Plan under Virginia Code section 15.2-2232 and Prince William County 
Code Sec. 32-201.10, et seq. 

 
Community Input 
 
Notice of this Special Use Permit (SUP) application has been transmitted to the property owners within 
500 feet of the subject property.  A few days before the September 9, 2025 Planning Commission 
public hearing, staff did receive a form memo email from several dozen citizens in opposition to the 
substation application.   
 
A Community meeting was held at Marsteller Middle School on July 10, 2025, to inform the residents 
and businesses regarding the proposed development.  It was reported that several dozen interested 
citizens attended from 702 invites.   
 
During the September 9, 2025, Planning Commission public hearing, one speaker signed up to speak 
virtually, however had technical issues and could not continue.  
 
A significant number of opposition emails were received by the Planning Office before the originally 
scheduled BOCS public hearing to be held January 20, 2026.  The emails spanned topics from the new 
substation, transmission lines and general industrial sprawl in the Brentsville area. They were all 
forwarded to the Applicant and the District Supervisor’s office.   
 
An additional community meeting was held with the Braemar community on May 4, 2026 with 
approximately 60 in attendance.  Elected officials (State Senator Danica Roem and Delegate Elizabeth 
Guzman) and community groups representatives were also in attendance. 
 
Other Jurisdiction Comments 
 
The subject site is located outside of the required notification area for adjacent jurisdictions.   
 
Legal Issues 
 
If the Special Use Permit (SUP) is approved, the property could be developed as requested.  Legal 
issues resulting from the Board’s action are appropriately addressed by the County Attorney’s Office.   
 
Timing 
 
There is no legal timeframe for the Board of County Supervisors’ action on a special use permit 
application.  However, it is the Planning Office’s recommendation that final action be taken within one 
year of acceptance of the application. In this case the one-year timeframe ended on October 9, 2025. 
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STAFF CONTACT INFORMATION 
 
Alex Vanegas, AICP, CPM, CZA | (703) 792-8127 
AVanegas@pwcgov.org  
 
Vanessa Watson | (703) 792-4209 
vwatson@pwcgov.org 
 
ATTACHMENTS 
 
Attachment A – Staff Analysis 
Attachment B – Special Use Permit (SUP) Plan dated April 23, 2026 
Attachment C – Planning Commission Resolution 
Attachment D – BOCS Deferral Resolution 

mailto:AVanegas@pwcgov.org
mailto:vwatson@pwcgov.org


Staff Analysis 
 

SUP2025-00009 | Page 8 
 

 

Part I.  Summary of Comprehensive Plan Consistency 
 
Staff Recommendation: APPROVAL  
 
This summary analysis is based on the relevant Comprehensive Plan action strategies, goals, and 
policies.  A complete analysis is provided in Part II of this report. 

 

Comprehensive Plan Sections Plan Consistency 

Long-Range Land Use Yes 

Community Design Yes 

Cultural Resources Yes 

Economic Development  Yes 

Environment Yes 

Fire and Rescue Yes 

Police Yes 

Potable Water Yes 

Sanitary Sewer Yes 

Transportation Yes 

 
 

Part II.  Comprehensive Plan Consistency Analysis 
 
The following table summarizes the area characteristics (see maps): 
 

 

Direction Land Use Long Range Future Land Use  Zoning 

Subject 
Site  

Existing electric substation 
Dominion  

CRes-1B, Conservation Residential 
with Transect 1B 

A-1, Agricultural 

North Single Family Homes RN 2, Residential Neighborhood & 
RPC, Residential Planned 

Community 

A-1, Agricultural & RPC, 
Residential Planned 

Community 

South Single Family Homes 
(Reid Energy Center 
SUP2024-00006) 

CRes-1B, Conservation Residential 
with Transect 1B 

A-1, Agricultural 

East Single Family Homes CRes-1B, Conservation Residential 
with Transect 1B 

A-1, Agricultural 

West Existing Novec electric 
substation 

CRes-1B, Conservation Residential 
with Transect 1B 

A-1, Agricultural 
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Long-Range Land Use Plan Analysis 

 
The County’s Long-Range Land Use Plan sets out policies and action strategies that further the 
County’s goal of concentrating on population, jobs, and infrastructure within vibrant, walkable, mixed-
use centers serviced by transit.  In addition to delineating land uses on the Long-Range Land Use Map, 
the Plan: 
 

• includes smart growth principles that promote a countywide pattern of land use that 
encourages fiscally sound development;  
 

• complements, preserves, protects, and respects the cultural and natural resources in 
the County;  

 
• revitalizes, protects, and preserves the existing neighborhoods in the County. 

 
Prior to the 2022 Comprehensive Plan update, the SUP property was located in the AE, Agricultural 
Estate land use designation of which A-1, Agricultural was an implementing zoning district.   
 
The SUP property is currently located in the CRes-1B, Conservation Residential designation on the 
County’s Comprehensive Plan.  The following table summarizes the uses and densities intended within 
the CRes-1B land use designation: 
 

Long-Range Land Use 
Map Designation 

Intended Uses and Densities 
 

CRes-1B, Conservation 
Residential with a 
Transect 1B  
 

This land use classification purpose - Conservation Residential areas 
are residential developments characterized by compact 
development patterns.  These areas offer a range of housing types 
that are smaller than conventional rural and suburban homes and 
are located on smaller lots.  Residential Cluster development 
concentrates development on a limited footprint within a site at 
higher densities, with the intent to permanently conserve 
surrounding natural resources, cultural resources, and open space.  

 
Proposal’s Strengths 

• The A-1, Agricultural zoning district in the CRes 1B, Conservation Residential is not an 
implementing zoning district; however, the zoning district permits an electric substation with 
a Special Use Permit.   

 
• The Applicant submitted a Public Facilities Review (PFR) PFR#2025-00004, with the Special Use 

Permit application.  The PFR was reviewed by Countywide Planning staff and staff 
recommended the Planning Commission find the general approximate location, character and 
extent to be substantially in accord with the Comprehensive Plan.  The Planning Commission 
approved the PFR at their September 9, 2025, public hearing. 
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ELECTRICAL UTILITY SERVICES PLAN: Electrical utility services include facilities that generate, 
transmit, distribute, and/or store power.  The need for these facilities accelerates commensurate with 
development.  As the need for sites for these facilities increases, so does the scarcity of appropriate 
land for their construction.  The policies and action strategies set forth in this plan provide guidance 
on siting and design issues and are to be used in evaluating land use applications.  They should not 
be interpreted as superseding or amending any requirements of the Zoning Ordinance or other 
county, state, and federal laws pertaining to these facilities. 

 
POLICY EU-1 Locate electrical utility facilities to provide maximum service levels as unobtrusively as 
possible. 
 
Policy EU-2 Design electrical facilities to minimize negative impacts on existing and future 
communities. 

• EU-2.1: Collocate facilities such as electrical generation, distribution, and transmission 
infrastructure, electrical substations, and electrical storage, where possible, to minimize visual 
and community impacts. This should include screening of structures and, where appropriate 
and consistent with applicable law, the undergrounding of distribution and transmission 
infrastructure. 

 
• EU-2.2: Locate future electrical substations and electrical storage on sites which shield nearby 

residences from noise, while affording privacy and safety.  Provide adequate acreage for 
expansion of substations and maintain levels of screening to accommodate expansion. 

 
 

Proposal’s Weaknesses 
 

• There were no weaknesses identified with the proposed Special Use Permit (SUP) that were 
correlated to or associated with the County’s Long-Range Land Use Plan. 

 
Consistency Recommendation 
 
This application is found to be consistent with the relevant components of the Long-Range Land Use 
Plan.   

 
Community Design Plan Analysis 

 
The County’s Community Design Plan sets out policies and action strategies that further the County’s 
goals of providing quality development and a quality living environment for residents, businesses, and 
visitors, and creating livable and attractive communities.  The Plan includes recommendations relating 
to building design, site layout, circulation, signage, access to transit, landscaping and streetscaping, 
community open spaces, natural and cultural amenities, stormwater management, and the 
preservation of environmental features. 
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Minimum Development Standards 
 
The requested Special Use Permit (SUP) does not have any conflicts with the County’s Minimum 
Development Standards.  The SUP conditions presented in this report further solidify that the 
requested SUP will adhere with the County’s minimum development standards.   
 
Proposal’s Strengths 
 

• The Applicant has agreed through conditions that the existing buffers will be preserved, with 
two exceptions, as shown on the SUP Plan: a section of trees within the proposed 
transmission line corridor along Vint Hill Road will be replaced with large native shrubs.  The 
height of the replacement shrubs will not interfere with proposed power lines but will 
continue to screen the substation from view of Vint Hill Road.   

 
• The Applicant has agreed through conditions that the trees within the eastern 50’ landscape 

buffer that fall within the proposed limits of disturbance will be replaced with a focus on 
evergreen trees to provide enhanced screening. 
 

Proposal’s Weaknesses 
 

• There were no weaknesses identified with the proposed Special Use Permit (SUP) that were 
correlated to or associated with the County’s Landscaping Requirements. 

 
Consistency Recommendation 
 
This application is found to be consistent with the relevant components of the County’s Community 
Design Plan.   

 

Cultural Resources Plan Analysis 
 
Cultural Resources are tangible links to our shared history which have shaped societal values and 
provide us with a better understanding of who we are. Good Cultural Resources Management 
(CRM) practices guide smart and sustainable development while also safeguarding the County’s 
history and retaining a sense of place. Prince William County promotes the identification, research, 
evaluation, preservation, and documentation consistent with state and federal guidelines and 
encourages interpretation of cultural resource sites and the heritage tourism opportunities these 
sites present. Cultural resources are found in architectural or archaeological sites, historic districts, 
cemeteries, battlefields, cultural landscapes, museum objects, and archival materials; and come 
from all time periods and ethnicities; including minority communities. The Cultural Resources Plan’s 
policies and action strategies provide a framework for the Board of County Supervisors, as well as 
boards, commissions, staff, citizens, and the development community to guide preservation 
decisions. 
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There are no archaeological and architectural sites or graves recorded in the project area.  The 
County’s Historical Commission reviewed this request at its May 13, 2025, meeting and recommended 
no further work for the requested Special Use Permit (SUP).   
 
Proposal’s Strengths 
 

• There were no issues with the requested Special Use Permit (SUP) that were correlated to or 
associated with the County’s Cultural Resources Plan. 

 
Proposal’s Weaknesses 
 

• There were no weaknesses identified with the requested Special Use Permit (SUP) that were 
correlated to or associated with the County’s Cultural Resources Plan. 

 
Consistency Recommendation 
 
This application is found to be consistent with the relevant components of the County’s Cultural 
Resources Plan. 

 
 

Environment Plan Analysis 
 
The County’s Environment Plan sets out policies and action strategies that further the County’s goal 
of preserving, protecting, and enhancing significant environmental resources and features.  The Plan 
includes recommendations relating to the incorporation of environmentally sensitive development 
techniques, improvement of air quality, identification of problematic soil issues, preservation of native 
vegetation, enhancement of surface and groundwater quality, limitations on impervious surfaces, and 
the protection of significant viewsheds. 
 
Storm Water Management: As required, the Applicant will provide an above ground Stormwater 
Management Facility “SWM”, as shown on the SUP plan, appropriate to the site as determined with 
final engineering at final site plan.   
 
Proposal’s Strengths 
 

• Water Quality: The applicant has agreed to conditions for a contribution of $75.00 per 
disturbed acre for water quality monitoring, drainage improvements and/or stream 
restoration projects.  
 

• Supplemental plantings: The Applicant has agreed through conditions to providing a 
minimum of 85% native drought resistant species with any supplemental plantings. 

 
Proposal’s Weaknesses 
 

• There were no weaknesses identified with the requested Special Use Permit (SUP) that were 
correlated to or associated with the County’s Environmental Plan. 
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Consistency Recommendation 
 
This application is found to be consistent with the relevant components of the County’s Environmental 
Plan. 
 
 

Economic Development 
 
The County’s Economic Development Plan sets out policies and action strategies that aims to foster 
the growth of environmentally sound industries to create quality jobs and diversify the nonresidential 
tax base, creating a climate where citizens can live and work in Prince William County.  The Plan 
includes recommendations relating to business attraction, retention and expansion, the provision of 
adequate infrastructure, redevelopment of less competitive areas, telecommuting and other 
information-age opportunities, and recognition of tourism as an industry. 
 
 
Proposal’s Strengths 
 

• The proposed substation will increase reliability and quality of energy service within the 
County and will directly support future uses.  Establishing a strong and reliable electric 
transmission system is paramount in attracting targeted businesses and providing the 
necessary infrastructure for Prince William County to support its residents, businesses, and 
expansion of its economic activities. 

 
Proposal’s Weaknesses 
 

• There were no weaknesses identified with the proposed Special Use Permit (SUP) that were 
correlated to or associated with the County’s Economic Development Plan. 

 
Consistency Recommendation 
 
This application is found to be consistent with the relevant components of the County’s Economic 
Development Plan. 
 
 

Fire and Rescue Plan Analysis 
 
The County’s Fire and Rescue Plan sets out policies and action strategies that further the County’s goal 
of protecting lives, property, and the environment through timely, professional, humanitarian services 
essential to the health, safety, and well-being of the community.  The Plan includes recommendations 
relating to siting criteria, appropriate levels of service, and land use compatibility for fire and rescue 
facilities.  The Plan also includes recommendations to supplement response time and reduce risk of 
injury or death to County residents, establishment of educational programs, such as cardio-
pulmonary resuscitation (CPR) training, automatic external defibrillators (AED), and encourage 
installation of additional fire protection systems – such as sprinklers, smoke detectors, and other 
architectural modifications. 
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Fire/Rescue Station 25 (Nokesville) is the first due fire/rescue resource for the property.  The property 
is located inside the required 4.0-minute travel time for Basic Life Support and Fire Suppression and 
inside the required 8.0-minute travel time for Advanced Life Support.  In FY 2024, Station 25 
responded to 2,584 incidents with a workload station capacity of 4,000 incidents per year. 
 
Given the gas-insulated technology to be used on-site, staff has added a number of conditions for the 
Department of Fire & Rescue to assist in circumstances where they would need to gain access, what 
hazardous materials are on-site and any spill/release notification plans.  
 
Proposal’s Strengths 
 

• Inside of 4.0-Minute Travel Time: The property is currently located inside the required 4.0-
minute travel time for fire suppression and basic life support.   

 
• Inside of 8.0-Minute Travel Time: The property is located within the required 8.0-minute travel 

time for advanced life support services. 
 

• Monetary Contribution: The Applicant shall make a monetary contribution of $0.61 
  per square foot of building area for fire and rescue services to the Board of County 
Supervisors prior to issuance of the final site plan approval. 

 
Proposal’s Weaknesses 
 

• There were no weaknesses identified with the proposed Special Use Permit (SUP) that were 
correlated to or associated with the County’s Fire and Rescue Plan. 
 

Consistency Recommendation 
 
This application is found to be consistent with the relevant components of the County’s Fire and 
Rescue Plan. 

 
 

Police Plan Analysis 
 
The County’s Police Plan is designed to promote the Prince William County’s public safety strategic 
goal to continue to be a safe community, reduce criminal activity, prevent personal injury and loss of 
life and property, and ensure effective and timely responses throughout the County.  The Plan 
recommends educational initiatives, such as Neighborhood and Business Watch and Crime 
Prevention through Environmental Design (CPTED), which encourages new development to be 
designed in a way that enhances crime prevention.  The Plan also encourages effective and reliable 
public safety communications linking emergency responders in the field with the Public Safety 
Communications Center. 
 
At this time, the County’s Police Department believes that this application will not create a significant 
impact on calls for service.  The Applicant should coordinate with the County’s Police Department as 
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the site develops and apply the various Crime Prevention Through Environmental Design (CPTED) 
principles, which can be found at the following:   
 

• https://www.pwcva.gov/assets/documents/police/002035.pdf  
 
Details on the type(s) of onsite security measures should also be considered, including access control, 
surveillance cameras, alarm systems, security, access gates, fencing, and onsite lighting. 
 
Proposal’s Strengths 
 

• No Significant Impact: The County’s Police Department believes that this application will not 
create significant impacts on calls for service.  

 
Proposal’s Weaknesses 
 

• There were no weaknesses identified with the proposed Special Use Permit (SUP) that were 
correlated to or associated with the County’s Police Plan. 

 
Consistency Recommendation 
 
This application is found to be consistent with the relevant components of the County’s Police Plan. 
 
 

Potable Water Plan Analysis 
 
The County’s Potable Water Plan sets out policies and action strategies that further the County’s goal 
of providing an economically and environmentally sound drinking water system.  The Plan includes 
recommendations relating to system expansion, required connections to public water in the 
development area, and the use of private wells or public water in the Rural Area. 
 
Proposal’s Strengths 
 

• The use will be unmanned and not be using any water connection with this SUP application. 
 
Proposal’s Weaknesses 
 

• There were no weaknesses identified with the requested Special Use Permit (SUP) 
Amendment that were correlated to or associated with the County’s Potable Water Plan. 

 
Consistency Recommendation 
 
This application is found to be consistent with the relevant components of the County’s Potable Water 
Plan. 
 
  

https://www.pwcva.gov/assets/documents/police/002035.pdf
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Sanitary Sewer Plan Analysis 
 
The County’s Sanitary Sewer Plan sets out policies and action strategies that further the County’s goal 
of providing an economically and environmentally sound sanitary and stormwater sewer system.  The 
Plan includes recommendations relating to system expansion, required connections to public sewer 
in the development area, and the use of either private or public sewer systems in locations classified 
as Semi-Rural Residential (SRR) and the Rural Area. 
 
Proposal’s Strengths 
 

• The use will be unmanned and not be using any sewer connection with this SUP application. 
 

Proposal’s Weaknesses 
 

• There were no weaknesses identified with the requested Special Use Permit (SUP) that were 
correlated to or associated with the County’s Sanitary Sewer Plan. 

 
Consistency Recommendation 
 
This application is found to be consistent with the relevant components of the County’s Sanitary Sewer 
Plan. 
 
 

Transportation Plan Analysis 
 
By providing a multi-modal approach to traffic circulation Prince William County promotes the safe 
and efficient movement of goods and people throughout the County and surrounding jurisdictions. 
The Transportation Plan sets out policies and action strategies that further the County’s goal of 
creating and sustaining an environmentally friendly, multi-modal transportation system that meets 
the demands for intra- and inter-county trips, is integrated with existing and planned development, 
and provides a network of safe, efficient, and accessible modes of travel. The Plan includes 
recommendations addressing safety, minimizing conflicts with environmental and cultural resources, 
maximizing cost effectiveness, increasing accessibility of all travel modes, minimizing projected trip 
demand, and providing sufficient network capacity. The County recognizes that it is not possible to 
address congestion through road investments alone and has reduced the acceptable standard to 
(LOS) of “E” specifically in Small Area Plans, in Activity Centers, and on Arterials Projects should include 
strategies that result in a level of service LOS “D” or better on all roadway, corridors, and intersections, 
reduce traffic demand through transportation demand management strategies, dedicate planned 
rights-of-way, provide and/or fund transit infrastructure, pedestrian, and bicycle pathways, and 
improved and coordinated access to transit facilities. 
 
Access to the electric substation facility will be via two access points from Vint Hill Road.  The site 
entrances will be constructed per VDOT PE-1 standards.   
 
As noted on the Traffic Impact Analysis (TIA) deferral form, the trip generation for the requested use 
will be minimal and a traffic study was not necessary for this application.   
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Proposal’s Strengths 
 

• Low Trip Generation: Once construction is complete, the anticipated trip generation for the 
site will be insignificant.  The proposed electric substation will have minimal overall impact to 
the road network. 

 
• Access: Two access points from Vint Hill Road will be provided with entrances constructed 

under VDOT requirements.  This includes the eastern entrance designated for emergency 
access only. 

 
Proposal’s Weaknesses 
 

• There were no weaknesses identified with the requested Special Use Permit (SUP) associated 
with the County’s Transportation Plan. 

 
Consistency Recommendation 
 
This application is found to be consistent with the relevant components of the County’s Transportation 
Plan. 
 

Materially Relevant Issues 
 
This section of the report is intended to identify issues raised during the review of the proposal, which 
are not directly related to the policies, goals, or action strategies of the Comprehensive Plan, but which 
are materially relevant to the County’s responsibilities in considering land use issues.  The materially 
relevant issues in this case are as follows: 
 
There were no materially relevant issues raised during the review of this application. 

 
 

Modifications / Waivers 
 

There were no modifications or waivers requested with the review of this application. 
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Agency Comments 

 
The following agencies have reviewed the proposal, and their comments have been summarized in 
relevant comprehensive plan chapters of this report.  Individual comments are in the case file in the 
Planning Office: 

• PWC Archaeologist    
• PWC Police / Crime Prevention 
• PWC Building Official    
• PWC Service Authority/Prince William Water 
• PWC Economic Development   
• PWC Transportation and Capital Construction 
• PWC Fire Marshal Office   
• PWC Historical Commission   
• VDOT (Va. Dept. of Transportation) 
• PWC Planning Office – Land Use Review Case Manager / Countywide Planning  
• PWC Development Services - Land Development Division 
• PWC Development Services – Zoning Administration   
• PWC Public Works – Environmental Services / Watershed Management 
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PLANNING COMMISSION RESOLUTION 

MOTION: CARROLL September 10, 2025 
Regular Meeting 

SECOND: ROSS Res. No. 25-077 

RE: SPECIAL USE PERMIT #SUP2025-00009, VINT HILL SUBSTATION 
BRENTSVILLE MAGISTERIAL DISTRICT 

ACTION: RECOMMEND DENIAL 

WHEREAS, this is a request for special use permit approval to allow an electric 
substation facility on approximately ±23.41 acres; and  

WHEREAS, the site is located on Vint Hill Road, approximately ±425 feet east of its 
intersection with Reid Lane.  The subject property is identified as GPIN# 7495-21-4209 and is 
addressed as 13405 Vint Hill Road; and 

WHEREAS, the site is designated CRes-1B, Conservation Residential, in the 
Comprehensive Plan; and  

WHEREAS, the site is zoned A-1, Agricultural; and 

WHEREAS, staff has reviewed the subject application and recommend approval, for 
reasons as stated in the staff report; and  

WHEREAS, the Prince William County Planning Commission duly ordered, 
advertised, and held a public hearing on September 10, 2025, at which time public testimony was 
received and the merits of the above-referenced case were considered; and  

NOW, THEREFORE, BE IT RESOLVED that the Prince William County Planning 
Commission does hereby close the public hearing and recommends DENIAL of Special Use Permit 
#SUP2025-00009, Vint Hill Substation. 
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Votes: 
Ayes:  Carroll, Ross 
Nays:  Brown, Justice, McPhail, Moses-Nedd, Scheufler 
Abstain from Vote:  None 
Absent from Vote:  None 
Absent from Meeting:  Sheikh 
 
 
MOTION FAILED 
 
 
 
 
Attest:  ________________________________________________________________ 
  Oly Peña 

Clerk to the Planning Commission  
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MOTION: GORDY June 23, 2026 
  Regular Meeting 
SECOND: BODDYE Res. No. 26-422 
 
RE: DEFER TO A DATE CERTAIN OF SEPTEMBER 22, 2026 – SPECIAL USE PERMIT 

#SUP2025-00009, VINT HILL SUBSTATION – BRENTSVILLE MAGISTERIAL 
DISTRICT 

 
ACTION: APPROVED 
 

WHEREAS, this is a request for special use permit approval to allow an electric 
substation facility on approximately ±23.41 acres; and  
 

WHEREAS, the site is located on Vint Hill Road, approximately ±425 feet east of its 
intersection with Reid Lane.  The subject property is identified as GPIN# 7495-21-4209 and is 
addressed as 13405 Vint Hill Road; and 
 

WHEREAS, the site is designated CRes-1B, Conservation Residential, in the 
Comprehensive Plan; and  
 

WHEREAS, the site is zoned A-1, Agricultural; and  
 

WHEREAS, staff has reviewed the subject application and recommends approval, 
for reasons as stated in the staff report; and 
 

WHEREAS, the Prince William County Planning Commission, at its public hearing on 
September 9, 2025, recommended denial, as stated in Resolution Number 25-077; and   
 

NOW, THEREFORE, BE IT RESOLVED that the Prince William Board of County 
Supervisors hereby defers to a date certain of September 22, 2026, Special Use Permit #SUP2025-
00009, Vint Hill Substation, subject to the Conditions Statement dated April 23, 2026; 
 
Votes: 
Ayes:  Angry, Bailey, Boddye, Gordy, Jefferson 
Nays:  LaCroix, Stewart 
Absent from Vote:  None 
Absent from Meeting:  Vega 
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For Information: 
  Planning Director 

  McGuire Woods, LLP 
  Attention: Sheri Atkins 
  1750 Tysons Boulevard, Suite 1800 
  Tysons, VA  22102-4215 

  Virginia Electric and Power Company 
  Attention:  Michael Breenan 
  5000 Dominion Boulevard, 3rd Floor SW 
  Glen Allen, VA  23060 
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