
 

STAFF REPORT 
AREA PLANS REVIEW 

PRELIMINARY  
 

 2008  
 

SUPERVISOR DISTRICT(S): LEE APR ITEM(S): BRAC# 08-IV-4FS

 

NOMINATOR(S): Lynne J. Strobel, Agent for Springfield Land LLC 
 

 ACREAGE: 1.62 Acres
 

TAX MAP I.D. NUMBERS: 80-4((9)) 4-6 
 

GENERAL LOCATION: West of Amherst Ave., North of Old Keene Mill Rd., South 
and East of Bland St. 
IV

 

 

PLANNING AREA(S): 
District(s): 
Sector: 
Special Area(s): 

Springfield
Crestwood (S2)
Springfield CBC (C)

 
ADOPTED PLAN MAP: Office, Retail & Other

 
ADOPTED PLAN TEXT: Office use with support retail up to 0.50 FAR with substantial 

parcel consolidation.  

For complete Plan text see http://www.fairfaxcounty.gov/dpz/comprehensiveplan/planareas.htm 
 

PROPOSED PLAN AMENDMENT:
 

Hotel use with support services up to 1.5 FAR or 156 
rooms.  

http://www.fairfaxcounty.gov/dpz/comprehensiveplan/planareas.htm
http://www.fairfaxcounty.gov/dpz/comprehensiveplan/planareas.htm
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BACKGROUND 
 
The approximately 1.6 acre subject area is located along the north-side of Old Keene Mill Road, 
west of Amherst Avenue.  The subject area consists of three parcels, which already are 
consolidated and contain a vacant restaurant, Chi Chi’s and the associated surface parking.   The 
subject area is planned for office use with support retail use up to 0.50 floor to area ratio (FAR) 
with substantial parcel consolidation, as part of Land Unit C within the Springfield Community 
Business Center (CBC).  The three parcels that create the subject area are zoned C-6.  The 
remainder of Land Unit C, between Bland Street, Old Keene Mill Road and Amherst Avenue are 
other commercial uses, Kinko’s, Wachovia Bank, and Al’s restaurant.  These commercial uses 
are located in individual buildings or pad sites, surrounded by surface parking, similar to the 
existing, vacant restaurant on the subject area. 
 
Veteran’s Bridge or Amherst Avenue Bridge over Old Keene Mill Road begins its rise at the 
northern corner of the subject area and continues along the eastern edge of the subject area.  The 
bridge creates a large, blank wall neighboring the site and does not allow direct access onto 
Amherst Avenue.   
 

 

Land Unit C 

Subject 
Area 

Veteran’s Bridge 

N 

 
The nomination proposes replanning of the subject area for hotel use up to an intensity of 1.5 
FAR to provide accommodations, which are proximate to Fort Belvoir, the Engineer Proving 
Grounds, and the surrounding areas, for civilian employees and contractors relocated during the 
Base Realignment and Closure (BRAC) proceedings.  In an email clarification, the nominator 
specified that the hotel would have 156 rooms.  
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CRITICAL ISSUES: 
 
Land Use 
 
Compatibility with revitalization objectives & BRAC: The Plan recommendations for the 
Springfield CBC promote the revitalization of commercial development and encourage the 
redevelopment of vacant and underutilized structures, which would be consistent with this 
nomination.  Furthermore, additional hotel use may be an appropriate resource needed due the 
relocation of employees and contractors. 
 
Consolidation: At the same time, the current Plan recommendations for this area and the greater 
Springfield CBC also promote coordinated, rather than piece-meal through substantial 
consolidation to achieve integrated and connected redevelopment.  Coordinated redevelopment 
would facilitate more opportunities for improved access and design, the provision of on-site 
amenities, such as plazas or other open spaces, civic art, performance spaces, and streetscape 
improvements, and improve the aesthetic quality of the landscape and the user environment. 
These amenities generally would not be achievable with smaller, individual redevelopments.   
 
The proposed nomination would be considered the latter.  The subject area is a small (1.6-acre), 
pre-existing consolidation that would not be able to achieve Comprehensive Plan policies 
intended to correct the short-comings attendant to uncoordinated development of small parcels, 
as exists today.   The proposed area would work against the provision of amenities and 
coordinated development envisioned in the revitalization of this area.  Greater opportunity for 
these amenities to be provided would be the consolidation of a larger land area within Land Unit 
C or the entire land unit. 
 
Intensity: The nomination proposes an intensity up to 1.5 FAR.  This high intensity, combined 
with the size of the subject area, would further limit the ability of redevelopment to provide the 
amenities envisioned in the Plan.  The proposed intensity would most likely result in a large 
footprint on the property and require structured parking.  It would leave little opportunity for 
such amenities as open space, and there would be no opportunity to meaningfully relate the 
development to the adjacent parcels, which have unknown redevelopment timeframes.  As a 
result, coordinated development, which would achieve visual and physical connections to the 
adjacent properties, would not be possible.   
 
Relationship to Veteran’s Bridge: The location of Veteran’s Bridge adjacent to the property and 
its large, blank wall further emphasize the need for a substantial consolidation of this land unit 
and thoughtful consideration of building orientation and layout.  The intensity of the proposed 
use, located on the 1.6 acre site, would have minimal opportunity to overcome the visual 
impediment of the large blank wall through layout options, due to the limited space.   
Redevelopment of the 4.4-acre land unit as a whole could consider orientation away from the 
bridge. This orientation would deemphasize the blank wall and promote inter-parcel access.  The 
1.6-acre consolidation at the proposed intensity would limit the opportunities for such 
connectivity and flexibility in layout.   
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Transportation 
 
Trip generation: The proposed nomination is estimated to generate approximately 885 additional 
daily trips over the current Comprehensive Plan.  The proposal would generate only modest 
amounts of additional trips above the current Plan in the AM and PM peak hours.   
 
Access: Access to subject area is currently attained through a curb cut along Old Keene Mill 
Road.   The access to Old Keene Mill Road may need to be closed, based on the proposed land 
use and intensity.  A similar hotel development on the opposite side of Amherst Avenue from the 
subject area, which was recently constructed, also was not granted access to Old Keene Mill 
Road.  Instead, the development was able to provide access from a secondary roadway, Backlick 
Road.  This type of alternative access is a significant challenge to the approval of this nomination 
because access can not be gained from Amherst Avenue.  Safe access to the property should be 
provided from another alternative, Bland Street, which would require an easement through an 
adjacent property or a larger consolidation.    However, this access is not part of this nomination. 
 
Pedestrian connectivity: The nomination does not address how or whether pedestrian or bicycle 
connectivity would be achieved.  A pedestrian system linking the proposed development to the 
other activities within the CBC should be included in any development.   
 
Shuttle service:  The proposed nomination mentions in Part 6: Justification section of the 
nomination form that the hotel use may provide a shuttle service to the Springfield Metro and 
VRE station.  A shuttle service would improve the multi-modal connectivity of the area, promote 
public transportation usage, and reduce vehicular trips. 
 
Parks and Recreation 
 
Park Deficiencies: The Springfield Planning District has 18 neighborhood and community parks 
and one countywide park.  The Park Authority owns and maintains a total of 963 acres of 
parkland in Springfield.  The recreation facilities in these parks do not meet standards established 
by the Park Authority through the Needs Assessment study.  By 2015, the projected deficiency in 
the Springfield Planning District will include: 715 acres of district and countywide parks; 7 
rectangular fields; 1 adult softball field; 21 basketball courts; and 3 playgrounds. 
 
The proposed nomination would contribute to this deficiency.  Employees and hotel guests 
generated by the proposal would need leisure and recreation opportunities.  The impact on parks 
and recreation should be mitigated per County policies contained in the Objectives of the Parks 
and Recreation Section of the Policy Plan and Springfield Planning District.  For example, the 
integration of urban parks in the overall development design would enhance the desirability of 
the project.  Furthermore, the provision of all-year recreational facilities for employees and hotel 
guests should be included, if the nomination is approved.  The nomination does not propose 
these types of improvements. 
 
Environment 
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RPA: No Resource Protection Area, Environmental Quality Corridor, or floodplain exists on the 
site. 
 
Noise: Transportation generated noise may impact hotel development on the subject property.  
The property may be impacted by noise levels exceeding 65 dBA DNL from Old Keene Mill 
Road and Amherst Avenue.  A noise study would need to be completed to determine the full 
extent of impacts. 
 
Water quality: New development should be designed in a manner which incorporates runoff 
detention and water quality improvement measures, such as LID techniques. 
 
LEED certification: LEED or an equivalent third party certification would also be required as 
part of the Environmental Section of the Policy Plan. 

 

 

 

SUMMARY OF STAFF RECOMMENDATION 
____ Approve Nomination as submitted 

____ Approve Staff Alternative 

__X_  Retain Adopted Plan 

 

Staff recognizes the benefit of hotel use and other commercial redevelopment in this land unit 
and in the greater Springfield CBC area.  While the use appears to also support BRAC 
objectives, the lack of consolidation precludes coordinated redevelopment within this small (4.4-
acre) land unit and has critical access deficiencies.  Staff recommends the retention of the 
adopted Plan.  However, at such time as the Board of Supervisors authorizes a Plan Amendment 
to consider the recommendations of the Springfield Connectivity study, the opportunity for hotel 
use in Land Unit C should be considered.   

 
 
 


