
PRELIMINARY 
STAFF REPORT 

2008 BRAC AREA PLANS REVIEW 
 
 

SUPERVISOR DISTRICT:  MOUNT VERNON BRAC APR ITEM(S): 08-IV-9S 
 
 
 
NOMINATOR(S): David R. Gill on behalf of Scannell Properties 
 
ACREAGE:  118.29 
 
TAX MAP I.D. NUMBERS: 99-4((08))1, 2, 3B, 4, 5; 108-1((12))6,7; 108-1((1))4 
 
GENERAL LOCATION: West of Backlick Road, north of Telegraph Road, south of Cinder  

   Bed Road.        
 
PLANNING AREA:  IV 
 District:  Springfield 
 Sector:  NA     
 Special Areas:  I-95 Corridor Industrial Area, Land Unit G  
 
ADOPTED PLAN MAP: Industrial, Private Open Space, Public Parks  
 
POLICY PLAN TEXT: The Policy Plan of the Fairfax County Comprehensive Plan recommends 
the following: 
 
Countywide Objectives and Policies, Redevelopment, Objective 9:  
Non-residential redevelopment should be in accord with the recommendations of the Comprehensive 
Plan. 
 Policy c. Ensure that the redevelopment of existing uses is consistent with the provision of 
 adequate transportation and public facilities. 
 Policy e. Ensure that previously contaminated redevelopment sites are remediated to the 
 extent that they will not present unacceptable health or environmental risks for the specific 
 uses for these sites.  
 
Environment, Environmental Resources, Objective 9: 
Identify, protect and enhance an integrated network of ecologically valuable land and surface 
waters for present and future residents of Fairfax County.  
 Policy a: For ecological resource conservation, identify, protect and restore an Environmental 
 Quality Corridor system (EQC). 
 
Environment, Environmental Coordination, Objective 12:  
Improve the identification and mitigation of environmental impacts, and the monitoring and 
enforcement of environmental policies as applied to land disturbing activities.  
 Policy a: Require both public and private development proposals to identify   
 environmental constraints and opportunities and demonstrate how     
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 environmental impacts will be mitigated. 
 
Water Quality, Objective 2: 
Prevent and reduce pollution of surface and groundwater resources. Protect and restore the ecological 
integrity of streams in Fairfax County.  
 Policy k: Encourage the preservation of wooded areas and steep slopes adjacent to 
 stream valley EQC areas.  
 
ADOPTED PLAN TEXT:   
Land Unit G  
This land unit is located south of Backlick Road, west of Telegraph Road, and east of Cinder Bed 
Road. A portion is currently used as a top-soil processing site while another portion was formerly 
used as a landfill. The land unit also contains extensive EQC land. The area formerly used as a 
landfill is planned for future use as private recreation use. Development of industrial uses up to .35 
FAR on the top soil processing site may be appropriate. However, sufficient documentation will need 
to be provided to verify that the top soil processing site is suitable and safe for building and an 
environmental study must be performed. If found not to be suitable and safe for building, or if 
environmental issues cannot be resolved, this site should be planned for private recreation use. Land 
should be dedicated for public park use adjacent to existing parkland along Accotink Creek.  
 
For complete Plan text see Attachment I.  
 
PROPOSED PLAN AMENDMENT:  
Add an option for mixed-use office and retail up to 0.33 FAR on 56 acres that include acreage 
designated as private recreation under current Comprehensive Plan recommendations. In total, the 
nomination proposes 786,640 square feet of development over these 56 acres.  The  
nomination proposes to retain the remaining 62 acres as open space. The overall FAR for the subject  
property would be at 0.15.  
 
BACKGROUND:  
A Comprehensive Plan change was proposed for the subject area during the 2005 South County APR 
process. This nomination, APR #05-IV-6S, proposed adding an option for office use at .35 FAR for 
the portions of the subject property planned for industrial and private recreation uses. Staff 
recommended that office use at an intensity up to 0.35 FAR may be an acceptable alternative to 
industrial use with the provision of adequate buffering to existing and planned industrial areas. Staff 
also recommended the area planned for private recreation, public parks, and private open space 
should retain the current Plan recommendation, and no transfer of intensity from the area planned for 
private recreation should occur.   
 
The Task Force recommended approval of the staff recommendation with a modification to address 
noise issues due to the proximity to the Davidson Army Airfield airstrip.  The nomination was 
deferred by the Planning Commission to be evaluated in the 2008 BRAC APR cycle.  
 
The current Comprehensive Plan recommends industrial use up to 0.35 FAR along with public park 
and private recreation use.  The subject property is zoned R-1 and I-6. The nomination proposes a 
total of 786,650 square feet of office and retail use.  
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CRITICAL ISSUES 
 
Land Use 

• Office use may be appropriate if developed in a way that preserves land planned for public 
park and private recreation.  This area is the southern boundary of the I-95 Corridor area and 
is in relative proximity to residential uses outside of the I-95 area.  As such, office use may 
provide a more compatible use than industrial use.   

• A portion of the subject property is planned for industrial use at 0.35 FAR.  This intensity 
provides a transition between the industrial use at 0.50 FAR to the north of the subject 
property and the less intense industrial, office, and residential uses to the south.    

• The subject property is directly across from Davidson Airfield. Pending review from Fort 
Belvoir personnel, the proposed development could have significant impacts on flight 
operations at Davidson Airfield.  

 
Parks 

• Two main considerations are development encroachment on existing parkland and the 
potential for parkland dedication. County policy supports protection and minimizing adverse 
impacts on existing parkland and natural resources from development encroachment. 
Because the subject property contains approximately 62 acres of Environmental Quality 
Corridor (EQC) area adjacent to the Accotink Stream Valley Park, development on the 
subject property would need to provide significant protection of sensitive resources within 
the EQC. 

• At a District level, the Springfield Planning District has a significant deficiency in park 
resources, therefore the consideration of parkland dedication and private recreation on site 
would be in conformance with County goals of park resource provisions.  

 
Hazard Materials 

• Portions of the subject property were used as a landfill until approximately 1981.  The 
landfill predated closure procedures.  At a minimum, any redevelopment of the site would 
require inspection for landfill gas and presence of volatile organics in the groundwater.  A 
boundary of waste would need to be delineated regarding where buildings are placed.  In 
addition, depending on the location of any future buildings, a passive or active gas system to 
protect the buildings may be needed. 

 
Problem Soils and Slopes  

• Hydric soils characterize a significant area of the subject property.  In addition, as noted 
under the hazard materials section, a portion of the property was formerly a landfill and the 
majority of the property is currently a top soil processing site. Given uncertainty about 
current soil types on the property, a geotechnical engineering study may be required before 
site development could occur.   

• Approximately 11 acres of the subject area contain steep slopes. Slopes, along with hydric 
soils, provide poor foundation support, poor drainage, poor infiltration and moderate erosion 
potential.   

 
Transportation 

• Access to the site would be limited to Telegraph Road and necessitate further widening of 
approach roadways.  These improvements would be subject to the completion of appropriate 
traffic impact studies.  
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• This development could trigger the Telegraph Road/Fairfax County Parkway interchange 
improvement as recommended in the Comprehensive Plan.  

 
Trip Generation 

• The proposed nomination could generate approximately 7,472 additional daily vehicular 
trips. This exceeds 5,000 or more additional vehicle trips per day over the current 
Comprehensive Plan designations, and must be submitted to the Virginia Department of 
Transportation for Traffic Impact Analysis (Chapter 527) review and comment.  

 
 
SUMMARY OF STAFF RECOMMENDATION: 
________ Approve Nomination as submitted 
___X___  Approve Staff Alternative 
________ Retain Adopted Plan 
 
Given the impacts noted above, staff recommends that office use at an intensity up to 0.33 FAR 
provided that no density/intensity is “transferred from the portions of the site planned for public park 
and private recreation uses.”  These areas should be dedicated to open space and public park 
purposes.  The intensity of development may be limited as a result of multiple environmental issues 
noted above, or if development will pose significant impacts on operations at Davidson Airfield. 
 
Land uses outside of the I-95 Corridor Industrial Area boundary are less intensely developed than 
land use within the Corridor Area.  The subject property is in close proximity to Fort Belvoir and 
could support an increased demand in office use as a result of BRAC relocations.  However, due to 
the presence of EQC and land currently planned for park uses, a development intensity of 0.33 FAR 
for the subject area, located on the edge of the boundary, better reflects the character of adjacent 
areas that lie outside the I-95 Corridor Industrial Area.  The subject property may have severe 
environmental limitations that will limit development to something less that the maximum allowed 
under the current Plan.  
                       
The critical issues for this nomination should be considered in conjunction with #08-IV-2LP, as the 
cumulative impacts of the nominations as proposed would result in approximately 2,098,989 square 
feet of office development. This would translate into roughly 7,000 jobs, assuming each worker 
requires 300 square feet of space. This number reflects jobs only generated by office use; these 
nominations would likely generate additional jobs to support proposed retail uses. 
 
Staff also recommends that VDOT’s 527 review is evaluated based on the cumulative impacts of 08-
IV-2LP and 08-IV-9S.  
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ATTACHMENT 1 
CURRENT PLAN TEXT  
 
Fairfax County Comprehensive Plan, 2007 Edition. Springfield Planning District, Amended through 8-6-
2007, I-95 Industrial Area. 
 
CONCEPT FOR FUTURE DEVELOPMENT 
The I-95 Corridor Industrial Area is recommended in the Concept for Future Development to retain an 
overall industrial orientation.  Industrial Areas are intended primarily to provide suitable locations for 
industrially-related uses.  Office and other commercial uses should be limited in these areas for the most 
part. 
 
MAJOR OBJECTIVES 
Planning objectives for the I-95 Corridor Industrial Area include: 
 

• Retain suitable locations for industrial uses; 
• Redevelop the blighted industrial areas along Cinder Bed Road and the Long Branch of Accotink  

Creek north of Backlick Road; and 
• Protect environmental quality corridors and provide public trail access. 

 
Land Unit G  
“This land unit is located south of Backlick Road, west of Telegraph Road, and east of Cinder Bed 
Road. A portion is currently used as a top-soil processing site while another portion was formerly 
used as a landfill. The land unit also contains extensive EQC land. The area formerly used as a 
landfill is planned for future use as private recreation use. Development of industrial uses up to .35 
FAR on the top soil processing site may be appropriate. However, sufficient documentation will need 
to be provided to verify that the top soil processing site is suitable and safe for building and an 
environmental study must be performed. If found not to be suitable and safe for building, or if 
environmental issues cannot be resolved, this site should be planned for private recreation use. Land 
should be dedicated for public park use adjacent to existing parkland along Accotink Creek.”  
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