MINUTES OF
PLANNING COMMISSION MEETING
JANUARY 6, 1993

PRESENT: Lawrence C. Baldwin, Commissioner At-Large
John R. Byers, Mount Vernon District
Judith W. Downer, Dranesville District
Patrick M. Hanlon, Providence District
Suzanne F. Harsel, Braddock District
Robert v. L. Hartwell, Commissioner At-Large
Ronald W. Koch, Sully District
Peter F. Murphy, Jr., Springfield District
Henry E. Strickland, Mason District

ABSENT: Carl L. Sell, Jr., Lee District
Alvin L. Thomas, Commissioner At-Large
Vacant, Hunter Mill District
I
The meeting was called to order at 8:20 p.m. by Chairman Peter F. Murphy, Jr.
I

COMMISSION MATTERS

Mr. John Frey, Clerk of the Fairfax County Circuit Court, conducted the swearing in ceremony
for the reappointment of Patrick M. Hanlon, Providence District; and the appointment of Ms.
Judith Downer, Dranesville District; and Mr. Robert V. L. Hartwell, At-Large.

I

Chairman Murphy read a letter dated December 31, 1992 from the former Centreville District,
now Hunter Mill Planning Commissioner, David P. Bobzien, Esquire, tendering his resignation
from the Planning Commission. Chairman Murphy informed the audience that, as of January 1,
1993, Mr. Bobzien had accepted the position of County Attorney for Fairfax County and that
Supervisor Dix would appoint a Planning Commissioner for the Hunter Mill District at the Board
of Supervisors meeting of January 11, 1993.

I

Commissioner Byers announced his intent to defer RZ-89-V-062 and SE-92-V-042, Gunston
Land Company, from January 7, 1993 to January 28, 1993.

I
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SITE PLAN #8564-SP-01 - NORTHERN VIRGINIA ELECTRIC COOPERATIVE
COMPTON SUBSTATION

Commissioner Koch (MOVED TO) RECOMMEND THAT WE AUTHORIZE THE
DIRECTOR OF DEM TO APPROVE SITE PLAN NUMBER 8564-SP-01 FOR NORTHERN
VIRGINIA ELECTRIC COOPERATIVE, COMPTON SUBSTATION.

Commissioner Byers seconded the motion which passed unanimously with Commissioners Sell
and Thomas absent from the meeting; Hunter Mill seat vacant.

I

At the request of Supervisor Dix and noting that the case was located in the Hunter Mill District,
Chairman Murphy MOVED THAT THE PLANNING COMMISSION DEFER ITS PUBLIC
HEARING ON OUT-OF-TURN PLAN AMENDMENT, S92-111-UP2, TO A DATE CERTAIN
OF JANUARY 14, 1993.

Commissioner Koch seconded the motion which passed unanimously with Commissioners Sell
and Thomas absent from the meeting; Hunter Mill seat vacant.

I

Commissioner Baldwin announced his intent to defer the Zoning Ordinance Amendment, Use
Limitations for Fast Food Restaurants, from January 7, 1993 to January 13, 1993.

1

Chairman Murphy announced that the Zoning Ordinance Amendment regarding churches was
scheduled for decision on January 7, 1993 but since Commissioner Thomas would be absent, he
would request a deferral of that decision to a date certain of January 14, 1993.

I

Chairman Murphy reminded the Commissioners that the disclosure forms were due at the Clerk
to the Board of Supervisors' Office no later than January 15, 1993.

I

Chairman Murphy announced that the Planning Commission would elect its officers at the
January 13, 1993 meeting.

I
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Chairman Murphy announced the CIP (Capital Improvement Program) Committee meeting at
7:00 p.m. on January 7, 1993 in the Board of Supervisors' Conference room and added that it
was open to the public.

1

ORDER OF THE AGENDA

Secretary Harsel named the sole item slated for the agenda tonight:
1. S92-CW-4CP - Comprehensive Plan Amendment (Route 28)

There was no objection.

I

S92-CW-4CP - COMPREHENSIVE PLAN AMENDMENT (Route
28) - To consider proposed revisions to the Adopted Comprehensive
Plan for Fairfax County, VA, in accordance with the Code of Virginia,
Title 15.1, Chapter 11 which concerns land E. & S. of Washington
Dulles Airport. It includes the Rt. 28 Tax District & selected adjacent
properties. This 6,300 ac. area has been the subject of a special study
conducted by the Rt. 28 Task Force, appointed in February 1991 to
review the Plan for the Rt. 28 Tax District Area. The
recommendations of the Task Force & County Staff are contained in
the report entitled "Draft Dulles Suburban Center Plan." This draft
Plan contains recommendations for land use, transportation,
environment, public facilities, heritage resources & parks & recreation.
The draft Plan will amend portions of the text for the Bull Run &
Upper Potomac Planning Districts contained in the Area Il Plan. The
area is currently planned for non-residential, airport-oriented
employment uses. The draft Plan generally retains these uses &
provides for the consideration of other optional uses under certain
conditions. Consideration will also be given to land use &
transportation recommendations outlined in a staff report on the Draft
Dulles Suburban Center Plan dated December 10, 1992. (If
Necessary, a continuation of this public hearing will take place at the
regularly scheduled meeting on Thursday, January 7, 1993.) PUBLIC
HEARING.

Ms. Lynda Stanley, Director of the Planning Division, Office of Comprehensive Planning, gave
staff's presentation detailing contents of the "Draft Dulles Suburban Center Plan, Route 28 Task
Force Report", a copy of which is contained in the date file. She noted the importance of the
recommendations which constituted the proposed revisions to the Area Il Plan in the Route 28
Corridor area. She stated that a work session to discuss issues in greater detail was scheduled for

3
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Wednesday, January 13, 1993. Ms. Stanley briefly highlighted the four areas which were key in
the development of staff's and the Route 28 Task Force's recommendations: (1) the significant
imbalance between the zoned capacity for the 6,300 acres and its transportation capacity; (2) the
provision for the expansion of the Dulles Airport and the Smithsonian Air and Space Museum;
(3) the question of integrating residential development in the area; and (4) finding the vehicle to
accommodate a broader range of uses in the Route 28 area. Two important factors, Ms. Stanley
stated, were the expansion of existing roadway capacity by providing uses that generated less
traffic and the integration of residential development with more affordable housing. She added
that there were four different recommendations for the implementation of the ADUs (affordable
dwelling units). She said that another key concept was the designation of the Route 28 area as an
enhanced public transportation corridor with the creation of eight nodes of development. Ms.
Stanley said that the proposed Dulles Greenway System with its trails and parks which would
provide a system of active and passive recreation was also an important concept. The Plan also
provides for a series of design guidelines, she noted, which would apply to all development
either at the base line or the overlay level.

Ms. Stanley answered questions from Commissioners Strickland, Baldwin, Koch, and Harsel
regarding the transportation plan, the transfer of development rights, the General Assembly's
enabling legislation, and the tax districts.

Before calling the public hearing, Chairman Murphy reminded the audience of the scheduled
workshop on January 13, 1993 and the Planning Commission's Markup on January 27, 1993. He
added that the Board of Supervisors public hearing was scheduled for February 8, 1993.
Chairman Murphy then introduced Mr. Glenn Stroup, the Task Force Chairman, and
acknowledged Mr. Stroup's dedicated work and efforts. He outlined the Commission's rules for
giving oral testimony and then he called the first listed speaker.

Ms. Sally Ormsby, 9114 Coronado Terrace, Fairfax, representing the Citizens Committee on
Land Use and Transportation, presented written testimony, a copy of which is in the date file.
She stated the importance of defining the first 20-year phase of this Plan and providing a method
for guiding growth according to that time frame.

Ms. Connie Houston, 10102 Nadine Drive, Vienna, representing the League of Woman Voters of
the Fairfax Area, submitted written testimony, a copy of which is in the date file. The issues
covered in testimony included density transfers, optional uses, residential use, affordable
housing, and the necessity for the provision of a transit system.

Mr. Roy Beckner, Jr., 8517 Rixlew Lane, Manassas, submitted written testimony, a copy of
which is contained in the date file. He noted the many land use changes which had adversely
affected the Rockland Village community. He requested that the Commission adopt the staff
comment regarding Land Use Recommendation #5 on page 80 of the report.

Mr. George Smith, 1327 Portia Place, McLean, submitted written testimony from the President
of the Federation (Fairfax County Federation of Citizens Associations), Mr. Gerry Connolly, a
copy of which is contained in the date file. Mr. Smith pointed out the importance of finding
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adequate funding sources to assure that a proposed transportation network was feasible and
implemented.

Mr. Harold Strickland, 4373 Majestic Lane, Fairfax, representing the Fairfax County Park
Authority, provided written testimony, a copy of which is in the date file. He noted that three of
the major objectives identified for the Dulles Suburban Center were specific to the park and
recreation elements of this Draft Plan and briefly addressed each.

Mr. Don Emerson, 5501 Burley Court, Burke, representing the Transportation Advisory
Commission, presented written testimony, a copy of which is contained in the date file. He listed
and read from the Transportation Advisory Commission's "Comments on Draft Dulles Suburban
Center Plan (Route 28 Task Force Report)" sections: General Observations; Technical Analysis;
and Recommendations for Further Study, both Short Term and Long Term Issues.

Robert Lawrence, Esquire, with the Law Firm of Hazel & Thomas, P.C. at 3110 Fairview Park
Drive, Suite 1400, Falls Church, representing GWH Virginia Corporation, submitted written
testimony, a copy of which is in the date file. He noted the lack of housing opportunities in the
Dulles Suburban Center and the necessity to introduce housing into areas previously restricted to
employment and/or commercial uses.

Mr. Richard Frank, 6720 White Post Road, Centreville, said that he was a member of the Task
Force. He stated that a rapid transit system was a necessity for the area and stressed the
importance of stopping commercial sprawl in the tax district in order to provide a system which
was economically feasible as well as to avoid total gridlock by getting people out of an
automobile and into some form of mass transit. He voiced his support for the recommended
higher intensity of development and housing with ADUs. Mr. Frank affirmed the necessity to
coordinate the County's transit system with those of surrounding jurisdictions.

I
The Commission recessed at 10:35 p.m. and reconvened at 10:53 p.m.
I

Mr. William Lockwood, 9113 Hamilton Drive, Fairfax, representing Mr. Gerald Connolly the
President of the Fairfax County Federation of Citizens Associations, submitted written
testimony, a copy of which is contained in the date file. He read the Federation's resolutions on
the Route 28 Task Force Report which commented on the issues of design for the future
development; the economic importance of Dulles Airport; transportation alternatives; nodes; the
Sully Historic Overlay District; and ADUs.

Mr. Richard Previdi, 1001 30th Street, N.W., Washington, addressed staff's comments regarding
Land Unit F2. He pointed out that the access to Route 50 proposed by staff was to be limited to
only Avion Parkway and Willard Road but that that was not viable because of a third party
agreement between VDOT (Virginia Department of Highways) and the County (a copy of this
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agreement is in the date file) which stipulated the construction of a third entrance. During his
final comments, Mr. Previdi requested that the Planning Commission adopt the Task Force's
recommended density of .5.

Ms. Sue Blackwell, 14229 Rock Canyon Drive, Centreville, representing the Sully District
Citizens Association, submitted written testimony, a copy is contained in the date file. She
concurred with the Task Force's recommendations for the Dulles Suburban Center Plan. She
listed her association's suggestions and comments on a consolidated transportation plan.

Ms. Hetty Hervey, 12003 St. Helena Drive, Oakton, pointed out the economic importance of
Dulles Airport to the area. She voiced support for no residential development within a certain
proximity to the airport. Ms. Hervey believed that 15 percent ADUs were feasible and she
supported the concept of Route 50 as a limited access roadway and the transfer of density rights.
She also commended the concept of the Greenway System.

David Stroh, Esquire, 8300 Greensboro Drive, Suite 1100, McLean, representing CSX Realty,
Inc. and RF&P Railroad, submitted written testimony, a copy of which is contained in the date
file. He pointed out the importance for the Comprehensive Plan to recognize the need for land
use flexibility and adaptability consistent with overall planning and economic development
goals.

Dr. Sidney Steele, Ph.D., 11314 Hunt Farm Lane, Oakton, a member of the Sully District Task
Force, submitted written testimony, a copy of which is contained in the date file. He noted the
Transportation Advisory Commission's comments regarding: improved transportation analysis;
the concept of density transfer; housing; the recommendation of optional uses; and the feasibility
of implementation of transportation plans.

Ms. Barbara Coen, 11698 Fox Glen Drive, Oakton, submitted written testimony, a copy of which
is in the date file. She noted the key decisions underlying the language in the Draft Plan and
presented her comments regarding the issues of: transportation imbalance; retail shopping
centers; a guideway system; affordable housing; and the Sully Historic Overlay District.

Mr. Les Zidel, Herndon Planning Committee, 617 Center Street, Herndon, stressed the
importance of coordinating major transit sites with those of Fairfax County's neighboring
jurisdictions. He explained that the concept of a guideway transit system was not solely a
monorail system and that it could be fully automated. Mr. Zidel strongly supported the concept
of regionalization of land use and transportation in this Route 28 Corridor. He pointed out that it
was imperative to plan now for future mass transit systems.

Mr. Bahman Batmanghelidj, President and CEO of Batman Corporation, 196 VVan Buren Street,
Herndon, said that Dulles Airport was the only airport on the eastern coast with international
flights and with the capability for future expansion due to the amount of land for runway
capacity. He pointed out the need for adequate housing and retail needs for the employees of
Dulles Airport which should be provided in the immediate future.

I



S92-CW-4CP - COMPREHENSIVE PLAN AMENDMENT (Route 28) January 6, 1993

At this time Vice Chairman Hanlon assumed the Chair during the temporary absence of
Chairman Murphy.

I

Marianne G. Bundren, Esquire, with McGuire, Woods, Battle & Boothe, 8280 Greensboro
Drive, Suite 900, McLean, submitted two letters for the record, both may be found in the date
file. She stated that both Mr. William H. Keech, the Senior Vice President of the Henry A. Long
Company, and Mr. Plack Carr, the Vice President of Lincoln Property Company, were in support
of the Task Force's recommendations.

Mr. Paul Kraucunas, Batman Corporation, 196 VVan Buren Street, Herndon, urged the
Commission to support the Task Force's recommendations. He commented on the need for
multi-family housing suggesting that townhomes should be considered as suitable development.
He suggested composing language that would contain a waiver of buffers on non-residential sites
when such buffers were provided on abutting residential sites. Mr. Kraucunas said that the
suggested 15 percent requirement for ADUs was a higher requirement than elsewhere in the
County and that that might incur disincentives for residential development because of the cost.

Ms. Brigitte Laffitte-Smith, 3906 Bokel Drive, Chantilly, submitted written testimony, a copy of
which is contained in the date file. She pointed out how the retail and commercial strip along
Route 50 had negatively affected the residents bordering along the Route 28 Corridor. She said
that she supported high quality office, and industrial uses recommended in the Draft Plan.

Ms. Laffitte-Smith noted the importance of the Sully Historical District and strongly opposed the
allowance of an auto dealership in that area.

1
Chairman Murphy resumed the Chair.
I

Mr. Michael Spraggs, 13751 Lowe Street, Chantilly, voiced his displeasure over not receiving
notification by mail of any zoning changes within the Route 28 tax district because he
understood that notification was required. He said that everything should be done to protect
Dulles Airport and its LDN (level day/night or the mean day/night noise average adjusted for
human hearing level) zone. Mr. Spraggs spoke of the terrible traffic problems the surrounding
communities suffered because of poor planning and uncontrolled growth. He said that he was
firmly against any residential development congesting the proposed free-flow of traffic along the
Route 28 Corridor.

Mr. Peter Weidlein, 12313 Blair Ridge Road, Fairfax, submitted a letter from Mr. William S.
Onufrychuk, which is located in the date file. Mr. Weidlein voiced his support of the Task
Force's recommendations.
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Mr. Sherwood Bryant, 706 West Holly Avenue, Sterling, expressed concern over the 5-acre
minimum lot requirement located on page 82, F-1, in the staff report. Mr. Bryant voiced his
opposition stating that he would not want to be forced to sell his property in a few years due to
taxes because his two parcels were each less than 5 acres.

Ms. Stanley addressed the question of notifications explaining that with Plan Amendments there
were no zoning actions. She said that with studies of this type, which had been ongoing for
several years, the County was under no obligation to mail notices to property owners. She
pointed out that all notices were posted in the newspapers and the Weekly Agendas. Ms. Stanley
wanted to reassure Mr. Spraggs that his zoning was not changed by this application.

Commissioner Hanlon noted the number of people who had raised the issue of the technical
analyses which went into the transportation recommendations and he requested that staff and Mr.
Robert Moore, Transportation Planning Division of the Office of Transportation, respond
accordingly. Ms. Stanley assured the Commission that notes had been taken and staff would
furnish a response.

Commissioner Downer expressed her curiosity over staff's consideration for buffering and
double buffering commenting that a well planned mixed-use should not require a great deal of
buffering.

Chairman Murphy complimented staff and all the members of the Task Force for their hard work
noting the difficulty of their project. He pointed out that the level of testimony tonight was well
thought out. He assured the audience that the issues raised would be addressed at the workshop
on January 13, 1993, and would be considered when the Planning Commission went did their
Markup on January 27, 1993.

I

NOTE: Inasmuch as Chairman Murphy neglected to close the January 6, 1993 public hearing,
the public hearing was closed at the Planning Commission meeting of January 7, 1993.

I
The meeting was adjourned at 12:29 a.m.

Peter F. Murphy, Jr., Chairman
Suzanne F. Harsel, Secretary



CLOSING January 6, 1993

For a verbatim record of the meeting, reference may be made to the audio and video recordings
which can be found in the Office of the Planning Commission of Fairfax County, Virginia.

Minutes by: Paula A. McFarland

Approved on: May 5, 1993

Sr” S S

Mary Ay« Pascoe, Clerk to the
Fairf Gounty Planning Commission



