
July 16, 2012 

 A Special Meeting and Public Hearing of the Council of the 
City of Manassas, Virginia was held in the Council Chambers, City 
Hall, on the above date with the following present: Mayor Harry 
J. Parrish II, Council Members Marc T. Aveni, Andrew L. Harrover, 
Ian T. Lovejoy, J. Steven Randolph, Jonathan L. Way and Mark D. 
Wolfe; City Manager John A. Budesky, Planning and Zoning Services 
Manager and Zoning Administrator Terry Russell, Senior Planner 
Gregory J. Bokan, and Deputy City Clerk Antoinette M. Elgart. 
 
 Mayor Parrish called the meeting to order at 7:30 p.m. 
 

Public Hearing. 
 

The Mayor read an affidavit of publication that was before 
him signed by an authorized agent of the News & Messenger 
newspaper certifying that the public hearing listed on the 
evening’s agenda was published in conformance with Virginia law 
and City ordinances. 
 
 Item 1 of the Agenda:  Public Hearing on Special Use 
Permit (SUP) #2012-07:  Azim Enterprises LLC, to Allow a Mixed 
Use Structure with Three (3) Multifamily Residential Units over 
First Floor Commercial at 9117 Center Street.   
 
 Greg Bokan, Senior Planner, stated that the site was 
currently zoned B-3, City-Center Commercial and that the 
Comprehensive Plan calls for city-center retail.  The proposal is 
for a mixed-use structure, specifically with second floor 
residential.  Staff and Planning Commission are recommending 
approval as conditioned.  Mr. Bokan stated there was one speaker 
at the Planning Commission speaking in favor of the applicant.  
Mr. Bokan stated that the project was at the southwest 
intersection of Center and Battle Streets, surrounded by 
commercial uses in Old Town. He described the area and existing 
land use and highlighted the conditions.  
 
 Council Member Way questioned the omission of the 
transportation proffers asking if staff is tailoring proffers to 
individual situations.  
 Mr. Bokan stated that each application is considered on a 
case by case basis regarding what is most appropriate for the 
particular application. He stated the applicant requested relief 
from the transportation contribution because the site was in Old 
Town within walkable access to the VRE and other Old Town 
amenities; that on-site parking was being provided although not 
required and staff felt it appropriate to consider relief of the 
transportation contribution.  
 
 Council Member Wolfe questioned if improvements on Battle 
Street had enhanced the livability and desirability of the 
property and questioned why the transportation proffers were 
waived.   
 John Weber, applicant representative, responded that the 
subject property second floor had been vacant for almost five 
years and there was no market for a second-floor walkup 
commercial office.  Mr. Weber felt the application consistent 
with the B-3 ordinance purpose.   
 
 Council Member Aveni questioned Proffer Condition No. 4 
regarding noise.  Mr. Weber responded that a noise provision 
would be contained in the lease. 
 
 Council Member Lovejoy questioned fire suppression on the 
second floor.   
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 Mr. Weber responded that the entire building would be 
sprinkled, triggered by the residential use of the building.  
 
 Mayor Parrish opened the public hearing. 
 
 The Mayor invited anyone who wished to do so address Council 
in favor of or in opposition to Special Use Permit (SUP) #2012-
07:  Azim Enterprises, LLC. 
 
 No one spoke either in favor of or in opposition to Special 
Use Permit (SUP) #2012-07:  Azim Enterprises, LLC. 
 
 Staff recommended that the public hearing be closed and 
action be taken on July 23, 2012. 

 
COUNCIL MEMBER AVENI MOVED to close the public hearing. 

Seconded by Council Member Harrover and CARRIED UNANIMOUSLY. 
 
 The public hearing was closed at 7:47 p.m. 
 
 Item 2 of the Agenda:  Public Hearing on Special Use Permit 
(SUP) #2012-03:  PARMO LLC-Mathis Avenue, to Allow Motor Vehicle 
Sales at 9087 Mathis Avenue.  
 
 Greg Bokan, Senior Planner, stated the property was zoned B-
4, that the applicant desired to turn this inventory lot into a 
dealership and that there were several dealerships in the area 
along with other commercial uses.  He reported that staff felt 
this was a compatible use considering the development patterns in 
that area. Mr. Bokan described the conditions and development 
that would occur on the property including the addition of 
landscaping.  He stated that the property included two parcels 
and that this parcel, together with the one on Centreville Road, 
would be consolidated to facilitate future redevelopment.   
 

Council Member Wolfe questioned the long-range sector plan 
for this area and asked if staff had any concern that the project 
would delay efforts toward the end use stated in the Sector Plan.  
 Mr. Bokan stated that staff felt the application did not 
jeopardize future use stated in the Sector Plan and that a 
significant portion of the property was either landscaping or 
asphalt that could easily be cleared to make way for future 
development. 
 
 Council Member Way referred to a study done several years 
ago concerning the dependency of the city on used/new car sales 
stating that there were between 2 to 3 times as many dealers in 
that area per capita as any surrounding jurisdiction; that it was 
determined not to have any additional new or used car development 
in the intense areas. He asked to be assured that this proposal 
was a consolidation of an existing operation and not an expansion 
of the used car activities in the city.   
 Mr. Bokan stated that this parcel had been used as a storage 
lot for auto sales and did not expand the use of auto sales in 
the city.   
 
 Council Member Aveni questioned the percentages of paved and 
landscaped areas.  
 Mr. Bokan reported that he would check the percentages. 
 
 Mayor Parrish asked how the building would be constructed.  
  
 Keith Martin, applicant representative, described the method 
of construction of the facility, stating it was an interim use.  
He stated the applicant was fully aware there would be re-
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development of the property and that this project would have the 
only landscaping along Mathis Avenue.  Mr. Martin stated that the 
property had been used for new car storage for a number of years; 
that a new building would be constructed on the site; and that 
for interim purposes it would be an upgrade. 
  
 Council Member Way questioned washing and detailing of 
vehicles and was assured by the applicant’s representative that 
it would not become a car wash, that the work would be done to 
prepare cars brought for sale. 
 
 The Mayor invited anyone who wished to do so address Council 
in favor of or in opposition to Special Use Permit (SUP) #2012-
03:  PARMO LLC-Mathis Avenue.  
 
 No one spoke either in favor of or in opposition to Special 
Use Permit (SUP) #2012-03:  PARMO LLC-Mathis Avenue. 
 
 Staff recommended that the public hearing be closed and 
action be taken on July 23, 2012. 

 
COUNCIL MEMBER WOLFE MOVED to close the public hearing. 

Seconded by Council Member Aveni and CARRIED UNANIMOUSLY. 
 
 The public hearing was closed at 7:57 p.m. 
 
 Item 3 of the Agenda.  Public Hearing on Special Use Permit 
(SUP) #2012-02:  PARMO LLC-Centreville Road, to Allow Motor 
Vehicle Sales at 9018 Centreville Road.   
 
 Greg Bokan, Senior Planner, stated that the property was 
zoned B-4, Commercial, Planned Mixed Use for motor vehicle sales. 
He stated this was an existing non-conforming automobile sales 
dealership on Centreville Road and that staff feels this is a 
compatible interim use for the site considering the nature of the 
uses for that area.  Mr. Bokan stated the applicant was proposing 
an addition to the existing building to the rear and south of the 
building and new landscaping along Route 28 as well as along the 
perimeter of the site. The trigger for this application occurred 
when the applicant began construction of the addition and 
discovered that permits were necessary to construct the addition. 
Mr. Bokan reported that the applicant subsequently applied for 
the permits but a special use permit is required to bring the 
business into conformance.  He stated that this parcel along with 
the previous parcel would be consolidated into one parcel.   
 
 Council Member Way referred to Page 44 of the agenda packet 
and requested confirmation that this was a consolidation, that 
there would not be two dealerships.   
 Mr. Bokan stated that there would be two dealerships, 
working in conjunction with each other. 
 

Council Member Aveni asked if the buildings looked the same.    
Mr. Bokan confirmed they were of similar design, one facing 

Mathis Avenue and one facing Centreville Road. 
 

Council Member Wolfe questioned the applicant failing to 
comply with code in making corrections without proper process.   

Mr. Bokan reiterated that the applicant immediately ceased 
construction and applied for the proper permits once aware of the 
violations.  
 
 Council Member Wolfe asked if the parcel on Mathis was 
currently owned by the applicant.  
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 Keith Martin, applicant representative, stated his client 
currently owns both parcels, ceased work immediately when 
citations were known and applied for proper permits. 
 
 Council Member Way noted that property in this area was 
valued at hundreds of thousands of dollars and questioned why the 
applicant was planting trees on the property.   
 Mr. Martin responded that in order to get something you have 
to give something in return. 
 
 The Mayor invited anyone who wished to do so address Council 
in favor of or in opposition to Special Use Permit (SUP) #2012-
02:  PARMO LLC-Centreville Road.  
 
 No one spoke either in favor of or in opposition to Special 
Use Permit (SUP) #2012-02:  PARMO LLC-Centreville Road. 
 
 Staff recommended that the public hearing be closed and 
action be taken on July 23, 2012. 

 
COUNCIL MEMBER AVENI MOVED to close the public hearing. 

Seconded by Council Member Lovejoy and CARRIED UNANIMOUSLY. 
 
 The public hearing was closed at 8:07 p.m. 
  
 Item 4 of the Agenda.  Public Hearing on Rezoning #2012-02:  
Hastings Market Place to Consider an Amendment to the Proffers of 
REZ #2005-07.   
 
 Greg Bokan, Senior Planner, stated that this matter was 
before Council in June for a public hearing; was remanded back to 
the Planning Commission which was held on July 5, 2012 with a 
recommendation of denial by a 3-1 vote.  He stated that the 
purpose of the hearing was to amend the proffers relating only to 
the design of the buildings and some enhanced landscaping along 
Lake Jackson Drive for the single-family and townhome lots.  Mr. 
Bokan stated that the primary change in the proffers was the 
amount of brick coverage.  Current proffers require 50% brick 
coverage for walls facing public ways.  The applicant desires to 
amend proffers to 50% brick or stone coverage for walls specified 
on Exhibit D.  Other changes include the number of units 
requiring reverse gables and dormers, upgraded garage doors, 
vinyl siding and additional landscaping. Focusing on the brick, 
Mr. Bokan stated that staff estimated that the amount of brick 
required by the current proffers was approximately 80,000 square 
feet of coverage while estimates for the proposed proffers would 
be approximately 40,000 square feet of brick and stone.  
 
 Council Member Way requested clarification regarding the 
amount of brick currently proffered.   
 Mr. Bokan confirmed that under current proffers the amount 
is 80,000 square feet of brick; under the proposed proffers 
40,000 square feet, brick or stone. 
 
 Mayor Parrish requested clarification regarding the term 
“first floor guaranteed.”   
 Mr. Bokan explained that meant brick or stone, under the 
proposed proffers, up to the top of the first floor.   
 
 Council Member Wolfe stated that the applicant had 
advertised full brick facades in conversations he had with the 
applicant’s representative.  He asked if full brick on one front 
counted against the minimum proffer amount. 
 Mr. Bokan responded that it did count against the minimum 
proffer amount. 
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 Council Member Aveni questioned garages attached via a 
mudroom because the model home currently displayed has an 
attached garage but has no brick.   
 Mr. Bokan reported that garages and mudrooms did not require 
brick regardless of whether attached or through a mudroom.  
 
 John Foote, applicant representative, stated that the 
applicant wanted the public to see an upgraded community when 
looking into the development. The applicant has also requested 
the use stone as well.  Mr. Foote stated that the revised 
proffers proposed brick coverage no more than 55% and 45% stone.  
He stated that when the original proffers were written it was 
never decided that an alleyway would be considered a façade for 
purposes of calculating proffers but that is what has been 
determined.  He stated the applicant is guaranteeing brick or 
stone facing on all units facing outside the community and along 
a public road and that if Council agrees, the applicant would 
accommodate the brick assuring that no more than 45% of the units 
were covered in stone.  Mr. Foote also stated that the applicant 
is requesting modest relief of the setback requirements on a 
handful of units to allow for construction of bay windows on 
those units.  He also stated that landscape upgrading has been 
included in the revised proffers providing additional green for 
the brick or stone against Wellington, Hastings and Lake Jackson.  
 
 Council Member Way requested that the applicant provide 
Council with information before the next meeting, specifically 
the approximate dollar per square foot cost for brick, stone and 
vinyl.   
 Mr. Foote stated he would provide that information. 
  
 Council Member Lovejoy asked if it would not be in Richmond 
American’s best interest to design the perimeter of the community 
to be the most attractive homes regardless of the proffers.   
 Mr. Foote stated that the consumer was the determining 
factor and that the applicant was trying to guarantee this 
occurrence through the amended proffers.  He stated that Richmond 
American’s practice is not to brick sides of units unless 
directed by a consumer. 
 
 Council Member Lovejoy questioned the 45% stone 
determination, stating it was rather substantial and asked what 
was driving the desire for stone.   
 Mr. Foote responded that market forces were strongly 
determining the use of stone. He referred to The Villages of 
Wellington as an example of homes constructed by Richmond 
American that oscillates between stone and brick in townhouse 
units.  He also referred to Richmond American’s monotony code, 
where it does not typically build the same unit one after the 
other and the use of brick and stone tended to provide the visual 
break-up seen as attractive in the marketplace.  He believed that 
the cost between stone and brick was essentially the same.  
 
 The Mayor invited anyone who wished to do so address Council 
in favor of or in opposition to Rezoning #2012-02:  Hastings 
Market Place. 
 
 Bruce Wood, Manassas resident and Vice-Chairman of the 
Planning Commission, stated that the citizens are in favor of 
this development but are concerned with proffer changes exceeding 
the adopted proffers that may not be compliance with the 
Comprehensive Plan.  He referred to Proffer 1.7 that the property 
be developed as a single unified development to include a common 
architectural theme and stated that in the original rezoning, the 
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property was defined as the full 29 acres. Now it was half 
commercial, half residential but the intent was that the entire 
property have a common architectural theme carrying into the 
residential area, serving as a gateway to the City.  He felt 
high-end housing of superior quality was important although there 
was no definition in the Comprehensive Plan for high-end housing. 
Mr. Wood distributed copies of the original approved General 
Development Plan and questioned whether the current townhouses 
being built met these standards; he stated that the townhouses 
being built did not reflect units originally approved. He was 
also concerned about the change to brick and/or stone, stating 
that stone was not approved. He said that although stone could be 
attractive, the intent was to carry forward a uniform look, 
design and architectural theme.  
 
 Bill Thompson, Manassas resident, stated that originally he 
and neighbors were against the project but eventually approved of 
the project because it was to be a planned development, and the 
neighborhood could be assured the plan would be followed. He said 
that the plan called for the look and feel of Old Town and that 
Old Town wasn’t facing material, but rather brick, and that the 
development was to be a gateway community. Mr. Thompson expressed 
concern regarding the code of monotony, and felt high-quality 
builders could take any building material and make it 
interesting, referring to Fairfax Station. He then showed slides 
of local development views, specifically the Villages of 
Wellington and Lee Square. He commented it was interesting that 
the sales office for Richmond American was all-brick. Mr. 
Thompson stated that Hastings Market Place was sold as a walking 
neighborhood, where people could live, walk to get groceries, go 
to a restaurant, walk thru the community, not around it.  He 
showed the ridgelines of the townhouses under construction and 
slides showing the grade level change, stating that it was level, 
but now mounded and reported this was one of the problems with 
the project.  He also showed a slide of the ballpark behind 
Oakenshaw on a good day and when it rains, stating that the 
hydraulic pressure up against the foundation was a concern to 
everyone in the neighborhood. He felt that if things were not 
high-quality and water wasn’t retained, there would be no margin 
for error.  Mr. Thompson felt the principal reason for the change 
was money - the cost difference between 40,000 square feet and 
80,000 square feet of brick.  He believes that brick has higher 
tax value, increased value over time, and requires less 
maintenance.  He also stated that a normal school contribution 
for a single attached family home is $15,480 but approved 
proffers require only $8,138.  Mr. Thompson stated that while the 
City is placing modular units at Baldwin, Richmond American wants 
lower costs which would mean lower values and lower taxes 
collected. He requested Council require the builder to build high 
value.     
 
 Jim Rogers, Manassas resident, stated that everyone knew the 
issues and that it came down to whether the City wants a gateway 
community or just a typical group of townhouses.  He said that 
citizens finally supported the original rezoning, but not the 
proposed changes. He said that without the high-quality 
architectural style, the gateway concept, and the reduced 
density, the builder would not have received the neighborhood 
support. He urged Council to stay with the high-end architectural 
style so that Hastings Market Place could be the gateway to the 
City that was originally planned.  
  
 Fred Koch, Manassas resident, said that he lives very close 
to the development and questioned the builder’s concern about 
brick monotony.  He said that if you look at the townhouses and 



July 16, 2012 

single family house currently being built, they look like brick 
monotony because only one color of brick is used. He stated that 
all brick plants have multiple colors of brick that would break 
up any monotony.  Regarding different types of building material, 
Mr. Koch referred to the RS Means Cost book, an industry standard 
catalogue regarding building items costs.  He said it was easy to 
see the difference between brick, stone and vinyl in cost 
nationwide and felt this was the bottom line.  He felt the 
builder was only concerned in cutting costs.    
 
 Donald Libeau, Manassas resident, said that he hoped for 
closure on this matter and that everyone was unified but now 
instead supports staff recommendation.  He said he hopes the land 
doesn’t become a sore spot.  He felt the project has been 
piecemeal and believes that the City would have some type of 
unified design if it remains with the original plan.  He strongly 
recommended that Council follow staff recommendation.     
 
 Rich Clark, Manassas resident, said it was time to stop 
talking and start building the buildings and get on with the 
project. 
 
 Sheryl Bass, Manassas resident, said she was present to 
support her neighbors around the Hastings Market Place area and 
urged Council to support staff’s recommendation. She stated that 
this project was a gateway to the City and an important place 
that citizens want to be proud of.  She believed the City needed 
to continue with the original proposal, with mixed development 
and a top notch gateway to the City.   
 
 Pamela Sebesky, Manassas resident, agrees with all her 
neighbors and urged Council to deny the proffer changes.  She 
said a lot of work had occurred on the project.  She reiterated 
what Mr. Foote said, that this was not a typical way Richmond 
American puts brick on homes but said Manassas wasn’t typical.  
She urged Council not to make Manassas typical by changing the 
proffer requirements.  She stated that we want to make Manassas a 
special place with a special entranceway into the City.  
  
 Staff recommended that the public hearing be continued to 
August 13, 2012. 

 
COUNCIL MEMBER RANDOLPH MOVED to continue the public 

hearing until August 13, 2012. Seconded by Council Member Aveni 
and CARRIED WITH ONE DISSENTING VOTE. 

 
Mayor Parrish stated that he recognized that this has been 

a long process and Council wants to do the best it can so this 
process is the process before Council, a public hearing and 
ultimately a decision by Council.  He thanked everyone for 
attending this evening and for all the work that has been done 
prior to now and will continue to be done until a decision is 
made.    

  
 Item 5 of the Agenda.  Public Hearing on Special Use Permit 
(SUP) #2012-09:  Chapel Development, LLC to Allow a Church at 
9329 Main Street.  
 
 Terry Russell, Planning and Zoning Services Manager and 
Zoning Administrator, stated that this item was a use permit for 
a chapel to be built at 9329 Main Street.  He stated that the 
current building on that site has been used as a church and 
restaurant but this request was to use the rear portion for the 
purpose of a church. It is currently an office building structure 
attached to the back of the old church/restaurant building and it 
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is a simple request for the use of this property. Church services 
would be held on the first floor with offices on the second 
floor.  The applicant considered daycare but that has been 
dropped from the proposal so it is a simple church use with 
standard conditions for church use. The property would be limited 
to being a place for worship services and church-related 
activities.  There would be no food closet or sheltering of the 
homeless.  There are restrictions on where the church use can be 
performed in the building and adjacent patio. There are standard 
limits on sound, address system, standard condition for informing 
the police about large gatherings such as funerals and weddings 
and the normal requirements for meeting city permits and 
inspections.  In Old Town B-3 zoning there is no parking required 
but there is a parking lot adjacent to this portion of the 
building.         
 
 Council Member Harrover confirmed that there was no pre-
school or daycare on the premises.  
 
 Mayor Parrish questioned Condition #3 regarding occupancy 
limits of 175 persons.   
 Mr. Russell confirmed that was the current loading in the 
building. 
 
 Council Member Wolfe asked if the parking lot in the rear of 
the building was going to be used exclusively by the church or 
shared with the occupants from the front portion of the building. 
 Coleman Rector, applicant representative, stated that the 
parking would be shared. 
 
 Council Member Aveni queried Mr. Coleman regarding the name 
of the church.  
 Mr. Rector responded that the name of the church was Solid 
Rock Christian Church. 
 
 Council Member Harrover requested information regarding the 
limit of 175 people and requested the number of parking spaces in 
the lot.   
 Mr. Rector stated that there were 22 or 23 spots but stated 
that B-3 does not require any parking and additional parking 
could be accomplished by using the large city lot across from the 
Journal Messenger about one block away. 
  
 The Mayor invited anyone who wished to do so address Council 
in favor of or in opposition to Special Use Permit (SUP) #2012-
09:  Chapel Development LLC. 
 
 No one spoke either in favor of or in opposition to Special 
Use Permit (SUP) #2012-09:  Chapel Development LLC. 
 
 Staff recommended that the public hearing be closed and 
action be taken on July 23, 2012. 

 
COUNCIL MEMBER AVENI MOVED to close the public hearing. 

Seconded by Council Member Lovejoy and CARRIED UNANIMOUSLY. 
 
 The public hearing was closed at 9:02 p.m. 
 
 Item 6 of the Agenda.  Public Hearing on Zoning Text 
Amendment (ZTA) #2012-04:  Section 130-95 Modification of 
Existing Wireless Towers and Base Stations. 
 
 Terry Russell, Planning and Zoning Services Manager and 
Zoning Administrator, stated that an attorney representing an 
applicant brought to the department’s attention a federal law 
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that provided certain modifications to base stations in relation 
to towers with certain parameters that must be approved by the 
local jurisdiction.  Rather than amend each use permit, staff 
decided it expeditious to recommend to Council a modification to 
the zoning ordinance to administratively approve these proposed 
additions when they are within the parameters of the federal law.  
Mr. Russell stated that the Department normally does 
administrative clean up yearly to the zoning ordinances in 
accordance with state changes but in this case it is federal law 
that has caused the change.  He stated that Section 130-95 is 
proposed to cover the modification of wireless towers and base 
stations, with the proposed language pulled from the federal law 
with definitions added. Mr. Russell stated that staff and the 
Planning Commission recommend approval.        
 
 Council Member Aveni asked the meaning of “substantial 
change in the physical dimensions,” located on page 272 of the 
agenda packet.  
 Mr. Russell stated that it would allow an applicant to add 
one more antenna and extend the height of tower administratively 
by that amount, which is currently accomplished by filing for a 
use permit.  He said that the federal government established the 
parameters considered reasonable expansion without the local 
government being able to limit it.  Beyond that we would make the 
determination to consider this a use permit amendment that would 
need to come to Council.  
 
 Council Member Aveni asked if we were tracking the same 
language used by the federal government.   
 Mr. Russell responded that the language was derived from 
H.R. 3630 and other federal guidelines.   
 
 Council Member Way asked if the airport overlay district 
would prevail because of FAA limits and felt the information 
should be included in the zoning amendment text.   
 Mr. Russell stated he would research the issue but felt the 
FAA would have the final word regarding limits.   
 
 Council Member Way asked if there was any stop to multiple 
increases, if these requirements applied to new towers and 
questioned maximum height in various industrial zones.  
 Mr. Russell agreed that the requirements only applied to 
existing towers and that he would research the other two 
questions. 
 
 Council Member Way asked for clarification of Item #3.   
 Mr. Russell stated that the item established what can go out 
from the side.    
 
 The Mayor invited anyone who wished to do so address Council 
in favor of or in opposition to Zoning Text Amendment (ZTA) 
#2012-04. 
 
 No one spoke either in favor of or in opposition to Zoning 
Text Amendment 9ZTA) #2012-04:  Section 130-95 Modification of 
Existing Wireless Towers and Base Stations. 
 
 Staff recommends that the public hearing be closed and 
schedule the item for July 23, 2012.  
 
 COUNCIL MEMBER WAY MOVED to keep the public hearing opened 
until questions posed are answered with action taken at that 
time. Seconded by Council Member Harrover and CARRIED 
UNANIMOUSLY. 
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 The public hearing was closed at 9:12 p.m. 
 
 Motion was duly made, seconded and CARRIED UNANIMOUSLY to 
adjourn the meeting. 
 
 Mayor Parrish declared the meeting adjourned at 9:15 p.m. 
 
 
 
             
MAYOR  DEPUTY CITY CLERK 
 
        
  DATE APPROVED 


