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A. Owner Program
The proposed program for the building is office use for an undetermined tenant.  
Due to the undetermined program, this report explores options for increased  
use (Option 2) versus optimal use (Option 1) to provide a range of choices for  
consideration.  Further options for single tenant and multi-tenant use are  
evaluated in this chapter.

Fairfax County Department of Planning and Zoning provided the following list of 
possible uses for the building:

Fairfax County staff may need space in Lorton.  The space needed  ■n

 might be ancillary space to the public safety facility recommended in the  
 Comprehensive Plan for the larger site Laurel Hill area, may include  
 several permanent offices for one agency, or may include shared "satellite"  
 office space for various departments. Departments might include Facilities  
 Management, Park Authority, Planning and Zoning, Police (animal  
 control), and Fire and Rescue.

 Non-profit organizations.■n

 Partnerships with state and/or federal agencies that might benefit from  ■n

  shared space, such as natural resources, water, or animal control services.
 Other users who might benefit from close proximity to Route 123, I-95,  ■n

  or southern Fairfax County.

B. Tenant Considerations 

1. Shared Spaces
Shared spaces within the building would allow for more efficient use by mul-
tiple tenants.  Sharing spaces and equipment would require cooperation and 
formal agreements between tenants for maintenance and scheduling.  Shared 
spaces proposed for the building include: 

Reception■n

Kitchen■n

Conference Room■n

Restrooms■n

2. Handicap Access
Accommodating handicap access is an important consideration that impacts 
the building’s use by multiple tenants.  Handicap access for all tenants will be 
located at the rear entrance to access handicap parking behind the building.  
The rear of the building provides better opportunities to create an accessible 
transition into the building as it avoids steps at porches on the primary eleva-
tion.  The adjustments necessary for handicap access from the rear can be made 
when the rear porch floor is replaced. 
Public and shared uses on first floor will allow individual and private uses  
to be located on the upper level(s).  The public and shared uses include recep-
tion areas, conference rooms, kitchen and a handicap-accessible toilet.  By 
making these uses available on the first floor, some duplication of the spaces 
may occur on the upper levels as long as the ground level spaces are accessible.  
Similarly, a provision for handicap accessible office space is also included in the 
design options. 
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B.  Tenant Considerations, continued 

3. Tenant Floor Plan Alternatives
These alternates are intended to illustrate how single and multiple tenants may  
occupy the building.  Refer to Building Design Options in Chapter VI, Section D 
for the layouts that are priced in this report’s Cost Estimates. 

a. Alternative 1 - Single Tenant
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Figure 5.2 The First Floor Plan 
shows the location of handicap 
accessible spaces including two offices, 
a conference room, and bathroom.
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Figure 5.1 The Basement Plan 
shows use of the basement entirely for 
mechanical equipment.
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b. Alternative 2 - Three Tenants and Shared Space
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Figure 5.4 The Basement Plan 
shows the location of two offices 
in the basement in addition to 
mechanical areas.

Figure 5.3 The Second Floor Plan 
shows the location of seven private or 
shared offices including one office with 
a possible reception area.
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B.  Tenant Considerations

3. Tenant Floor Plan Alternatives

b. Alternative 2 - Three Tenants and Shared Space, continued
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Figure 5.5 The First Floor Plan shows 
the location of shared kitchen, conference 
and reception areas, an exterior vestibule, 
and a private office.

Figure 5.6 The Second Floor Plan 
shows four private or shared offices for 
the same tenant.
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c. Alternative 3 - Four Tenants and Shared Space

Lipscomb House
lorton, virginia

BOILER

TANK TANK

CORRIDOR

OFFICE

OFFICE

MECHANICAL

HALL

275 SF

170 SF

215 SF

COPY ROOM

OFFICE 1

OFFICE 2

OFFICE 3

REST ROOM

190 SF

190 SF

HALL

175 SF

CONFERENCE
ROOM

ACCESSIBLE
OFFICE

SHARED
RECEPTION

VESTIBULE

KITCHEN

SHARED
ACCESSIBLE

CONFERENCE ROOM

CLOSET

HALL

280 SF

280 SF

180 SF

TENANT LAYOUT: OPTION 3
0 4' 8' 12'

legend

shared spaces

tenant 1

tenant 2

tenant 3

tenant 4

tenant 5

Lipscomb House
lorton, virginia

BOILER

TANK TANK

CORRIDOR

OFFICE

OFFICE

MECHANICAL

HALL

275 SF

170 SF

215 SF

COPY ROOM

OFFICE 1

OFFICE 2

OFFICE 3

REST ROOM

190 SF

190 SF

HALL

175 SF

CONFERENCE
ROOM

ACCESSIBLE
OFFICE

SHARED
RECEPTION

VESTIBULE

KITCHEN

SHARED
ACCESSIBLE

CONFERENCE ROOM

CLOSET

HALL

280 SF

280 SF

180 SF

TENANT LAYOUT: OPTION 3
0 4' 8' 12'

legend

shared spaces

tenant 1

tenant 2

tenant 3

tenant 4

tenant 5

Lipscomb House
lorton, virginia

BOILER

TANK TANK

CORRIDOR

OFFICE

OFFICE

MECHANICAL

HALL

275 SF

170 SF

215 SF

COPY ROOM

OFFICE 1

OFFICE 2

OFFICE 3

REST ROOM

190 SF

190 SF

HALL

175 SF

CONFERENCE
ROOM

ACCESSIBLE
OFFICE

SHARED
RECEPTION

VESTIBULE

KITCHEN

SHARED
ACCESSIBLE

CONFERENCE ROOM

CLOSET

HALL

280 SF

280 SF

180 SF

TENANT LAYOUT: OPTION 3
0 4' 8' 12'

legend

shared spaces

tenant 1

tenant 2

tenant 3

tenant 4

tenant 5

Figure 5.7 The Basement Floor Plan 
shows two offices in the basement for the 
same tenant.

Figure 5.8 The First Floor Plan shows 
a number of shared and accessible spaces 
in addition to a private office for a second 
tenant.
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B.  Tenant Considerations

3. Tenant Floor Plan Alternatives

c. Alternative 3 - Four Tenants and Shared Space, continued
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d. Alternative 4 - Five Tenants and Shared Space
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Figure 5.9 The Second Floor Plan 
shows the a shared copy room and 
conference room for the two tenants that 
share this floor.

Figure 5.10 The Basement Floor Plan 
shows office and mechanical space as in 
the previous examples.
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Figure 5.11 The First Floor Plan 
shows shared and accessible spaces and 
an accessible office as in the previous 
examples.

Figure 5.12 The Second Floor Plan 
shows offices for three separate tenants in 
addition to shared spaces.
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C. Space Planning Criteria

1. Typical Office Sizes for Fairfax County Facilities
The following typical office sizes were provided by the Fairfax County Facili-
ties Management Department.  For the purposes of this study, the office and 
workstations space assignments are based on staff positions that fit within the 
area ranges of Director and Professional Staff. 

Director      240 SF■n

Director and Assistant Director    180 SF■n

Director, Assistant Director and Branch Chief   120 SF■n

Professional Staff      100 SF■n

Professional and Technical Staff   64 SF■n

Technical and Clerical Staff     48 SF■n

Temporary and Shared Computer Workstations  30 SF■n

2.  Built-in Workstations 
One strategy to incorporate new office layouts within the building is to retain 
the existing partitions and room sizes to the extent possible.  This will retain 
existing character-defining features such as doors, trim and historic plaster.  
These rooms can be subdivided into workstations more efficiently than mak-
ing separations into individual offices with hard partitions.  Attempts to insert 
contemporary offices systems furniture into historic and/or residential type 
settings are typically not successful in creating an attractive environment in 
which to work.  Instead, simple built-in workstations, created out of materials 
compatible with the design of the house, should be considered. 

Figure 5.13 This modern workstation is compatible with  
the office use of a historic building.
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D.  Building Code Analysis

1.  Governing Codes
This code analysis was performed using the Virginia Uniform State Build-
ing Code (VUSBC 2006 Edition).  Part II of the VUSBC, the 2006 Virginia 
Rehabilitation Code, is used as an alternative to compliance with Part I (the 
Virginia Construction Code).  These codes reference the 2006 International 
Existing Building Code (IEBC) and the 2006 International Building Code 
(IBC) respectively.  
As noted in the Virginia Rehabilitation Code Section 101.6, the provisions 
of the IEBC supersede any conflicting provisions of referenced codes.  The 
proposed work qualifies for IEBC Alterations Level 2, as the work area with 
reconfigured space is less than 50% of the aggregate area of the building. 
Accessibility standards will be per the Americans with Disabilities Act  
Architectural Guidelines for Buildings and Facilities (ADAAG) as published 
on July 23, 2004.

2.  Historic Buildings
The building is a contributing building to D. C. Workhouse and Reformatory 
Historic District (Building H-51) as listed in the National Register of Historic 
Places and the Virginia Landmarks Register.  The provisions of IEBC Chapter 
11 - Historic Buildings are applicable to this building.

3.  Construction Type
The building is constructed with masonry exterior walls and interior wood 
frame construction (Type IIIB).

4.  Type of Occupancy
Existing Use: Business (B)■n

Proposed Use: Business (B)■n

No change of occupancy is proposed.

5.  Area
 Floor  Existing SF
 Basement  1253 SF
 First Floor  1480 SF
 Second Floor 1427 SF
 Attic   0846 SF
 Total  5006 SF

The building meets the allowable area without the need for a sprinkler system  
bonus, based on B Use Group = 19,000 SF per floor (per IBC Table 503).

6.  Height
Actual: Height = 31’ - 0” +/-; 2 stories plus basement and finished attic■n

Allowable: 45 feet; 4 stories■n

The building meets the allowable height (IBC Table 503) without the 20-foot 
and 1-story sprinkler system increase allowed by IBC 504.2.
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D.  Building Code Analysis, continued

7.  Building Elements and Materials (IEBC 703)
Per IEBC 703.2.1, a one-hour enclosure of the existing open stair is not re-
quired due to exception 5.2, which exempts B-use buildings with less than 
3000 square feet (SF) per floor.  
Guards are required at the existing stairs per IEBC 703.5.  Per IEBC 1103.9, 
“existing handrails and guards at all stairs shall be permitted to remain, pro-
vided they are not structurally dangerous.”  Given the character-defining na-
ture of the stair guardrails, they should be retained as is. 

8.  Fire Protection Systems
Based on the use and occupancy of the building, a fire alarm (IBC 907.2.2) or 
sprinkler system (IBC 903) is not required. 

9.  Occupancy (IBC Table 1004.1.2)
 Floor   Area (SF) SF per Person  Occupants
 Basement  1253 SF  100 Gross SF  13
 First Floor  1480 SF  100 Gross SF  15
 Second Floor 1427 SF  100 Gross SF  14
 Attic   846 SF  100 Gross SF  8
 Total   5006 SF  100 Gross SF  50

10. Egress (IEBC 705)
There is currently only a single exit from the upper floors of the building.  Per 
IEBC 705.3.1, a single exit for a B-use building is allowed when there are no 
more than two stories, 3,500 SF per floor and a maximum of 75 feet of travel 
distance as long as there is a one-hour enclosure.  
Per IEBC 1103.6, “in buildings of three stories or less, exit enclosure con-
struction shall limit the spread of smoke by the use of tight-fitting doors and 
solid elements.  Such elements are not required to have a fire resistance rating.  
(Refer also to the discussion related to existing vertical enclosures per IEBC 
703 in #7 above).  It is assumed that the existing stair can be retained as is so 
long as the requirement for tight fitting doors is met.  Depending on final use, 
these doors may be required to be self-closing by Section 705.4.3 of  
the IEBC.
Means of egress lighting is required per IEBC 705.7.  Main exit doors that 
are obviously and clearly identifiable as exits need not have exit signs where 
approved by the building official (IBC 1011.1 exception 2).  Per IEBC 
1103.11, alternative signs are permitted where their location would damage 
the historic character of the building.
Existing corridors do not exceed the requirement that dead-end corridors are 
limited to 35 feet (IEBC 705.6).
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11. Accessibility (ADAAG)
Accessibility improvements will need to be made as a part of any rehabilita-
tion project.  The requirements listed below are in compliance with the ADA 
Accessibility Guidelines (ADAAG) for Buildings and Facilities.
Handicap improvements in the building will include the following:

At least one accessible building entrance■n

At least one accessible route from an accessible building entrance to  ■n

primary function areas
Signage complying with Section 1110 of the IBC■n

Accessible parking■n

At least one accessible passenger loading zone when loading  ■n

zones are provided
At least one accessible route connecting accessible parking and accessi-■n

ble passenger loading zones to an accessible entrance
A new bathroom on the first floor will be handicap accessible ■n

Per IBC 1007.1 accessible means of egress are not required in existing  
buildings.  IEBC Section 1104.1.2 (Historic Buildings) requires only that an 
accessible route from an accessible entrance to public spaces on the level of the 
accessible entrance be provided.
According to ADAAG 206.2.3 Multi-Story Buildings and Facilities: “at least 
one accessible route shall connect each story and mezzanine in multi-story 
buildings and facilities. Exception 1:  In private buildings or facilities that are 
less than three stories or that have less than 3000 square feet (279 m2) per 
story, an accessible route shall not be required to connect stories provided that 
the building or facility is not a shopping center, a shopping mall, the profes-
sional office of a health care provider, a terminal, depot or other station used 
for specified public transportation, an airport passenger terminal, or another 
type of facility as determined by the Attorney General.”  Consequently, an 
elevator is not required for the building. 

12. Minimum Plumbing Fixtures
 Total Occupancy 50 Occupants
 Business Occupancy 50 Occupants
 
 1/25 first 50  1/50 after  = 2 WC
 1/40 first 80  1/80 after  = 2 Lavs
 Drinking Fountains – 1/100   = 1 Fixtures
 
 Total – 2 WC’s, 2 Lavs, 1 Drinking Fountains, 
 one service sink is also required

Per IEBC 1104.1.4, a single unisex toilet is acceptable to meet the  
requirement for toilet facilities.

13. Energy Conservation (IEBC Section 711)
IEBC Level 2 Alterations only require that new construction be done per 
the International Energy Conservation Code.  The existing building does not 
need to be brought up to this standard. 
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14. Zoning
Zoning: R-C District (Residential-Conservation District)■n

Permitted use: single family residential■n

Special permit use: home professional offices■n

Special exception use – Category 5: offices■n

Off-Street Parking –  ■n

Office use requires 3.6 spaces per 1000 gross SF  
for a building of less than 50,000 SF, therefore,  
a maximum of 18 spaces is required for this building.
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E.  Preservation Policies
The Physician’s Residence is listed as a contributing structure on the inventory of the 
D. C. Workhouse and Reformatory National Register Historic District.  The house 
is governed by the Memorandum of Agreement (MOA), found in Appendix 1.  The 
MOA, executed by the General Services Administration, the Virginia Depart-
ment of Historic Resources and the Advisory Council on Historic Preservation, 
is an attachment to the Corrected Quitclaim Deed (July 2002), which transferred 
the property from the federal government to Fairfax County.  The MOA provides 
procedural stipulations and review requirements for any “undertaking” within the 
National Register Historic District. 

The MOA requires the Fairfax County Architectural Review Board (ARB) to 
review undertakings on the property in the same way it would review projects in a 
locally designated Fairfax County historic overlay district.  Undertakings, as defined 
in the MOA, include, among other things, exterior rehabilitations or exterior altera-
tions to contributing structures.  The MOA requires the ARB to solicit comments 
from the Virginia Department of Historic Resources (VDHR) and the Lorton 
Heritage Society.  

Any rehabilitations and alterations to the house must be in keeping with the Secre-
tary of the Interior’s Standards for Rehabilitation.  The Secretary of Interior’s Standards 
can be found in Chapter IV, Section A of this report.  

Section 10 of the MOA provides that the parties to the MOA shall invite the  
Lorton Heritage Society (LHS), Federation of Lorton Communities (generally rec-
ognized now as the South County Federation), the Virginia Department of Historic 
Resources, the Fairfax County Architectural Review Board, the Fairfax County 
Economic Development Authority, the Fairfax County Redevelopment  
and Housing Authority, and the Fairfax County History Commission to participate 
in the development of any redevelopment or adaptive use strategies for private devel-
opment within the Eligible District.  This participation includes a 30-day review of 
and comment on any proposed Request for Proposals by the LHS, the ARB,  
and VDHR.

The archaeological significance of the site is unknown at this time.  Any future 
archaeological investigations should be coordinated with the Fairfax County Park 
Authority and comply with the requirements of the MOA.


