MINUTES OF
FAIRFAX COUNTY PLANNING COMMISSION
WEDNESDAY, MARCH 14, 2012

PRESENT:  Walter L. Alcorn, Commissioner At-Large
Frank A. de la Fe, Hunter Mill District
Jay P. Donahue, Dranesville District
Earl L. Flanagan, Mount Vernon District
Janet R. Hall, Mason District
James R. Hart, Commissioner At-Large
Ellen J. Hurley, Braddock District
Kenneth A. Lawrence, Providence District
John L. Litzenberger, Jr., Sully District
James T. Migliaccio, Lee District
Peter F. Murphy, Jr., Springfield District
Timothy J. Sargeant, Commissioner At-Large

ABSENT: None
1

The meeting was called to order at 8:23 p.m. by Chairman Peter F. Murphy, Jr., in the Board
Auditorium of the Fairfax County Government Center, 12000 Government Center Parkway,
Fairfax, Virginia 22035.

I

Commissioner Alcorn announced that the Planning Commission's Tysons Corner Committee
would next meet on Thursday, March 22, 2012, at 7 p.m., in Conference Rooms 2/3 of the
Government Center Building. (Note: This meeting was subsequently cancelled.)

I

Commissioner Sargeant announced that the Planning Commission's Capital Improvement
Program (CIP) Committee had met earlier this evening to discuss the FY 2013 — FY 2017 CIP
proposal. He announced that the Commission’s CIP Markup would occur on Wednesday, March
21, 2012 at 8:15 p.m., in the Board Auditorium of the Government Center.

I

Commissioner de la Fe announced that Fred Crabtree had passed away on March 11, 2012. He
stated that Mr. Crabtree had served as a longtime member on the Park Authority Board,
representing Hunter Mill and Centreville Districts, and made note of his contributions to the
County’s parks. He added that Mr. Crabtree had been a good friend to the County as well as the
Park Authority and would be missed.
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In addition to Commissioner de la Fe’s remarks, Commissioner Alcorn noted that the Park
Authority had named a park for Mr. Crabtree, prior to his death, in honor of his service and
contributions to the County.

I

At the request of the Board of Supervisors, Chairman Murphy announced that the Planning
Commission would work with staff and interested parties to modify the proposed Zoning
Ordinance Amendment on Public Entertainment Establishments, and MOVED TO APPOINT
BY UNANIMOUS CONSENT THE FOLLOWING COMMISSIONERS TO A NEW AD-HOC
COMMITTEE ON PUBLIC ENTERTAINMENT ESTABLISHMENTS: JIM HART, AT-
LARGE, AS CHAIRMAN; NELL HURLEY, BRADDOCK DISTRICT; KEN LAWRENCE,
PROVIDENCE DISTRICT; AND JAMES MIGLIACCIO, LEE DISTRICT.

Without objection, the motion carried unanimously.

Chairman Murphy also announced that this Ad-Hoc Committee on Public Entertainment
Establishments would meet on the following dates:

- Monday, April 2, 2012, at 7:00 p.m. — Conference Rooms 2/3, Government Center
- Wednesday, April 11, 2012, at 7:00 p.m. — Conference Rooms 2/3, Government Center

I

Commissioner Hall announced that she would be unable to attend the March 29, 2012 Planning
Commission meeting and would not approve the 2011 minutes for January, February, and
March, as previously announced. She requested that Commissioners review the minutes online
for January through June 2011 and submit any necessary corrections to the Planning
Commission staff prior to the meeting on Thursday, April 26, 2012, when she intended to move
approval.

I

FSA-B00-111-1 — SPRINT, 5637 Guinea Road
FSA-S03-3-2 — SPRINT, 4035 Ridge Top Road (Braddock District)

Chairman Murphy MOVED THAT THE PLANNING COMMISSION APPROVE THE
CONSENT AGENDA ITEMS.

Without objection, the motion carried unanimously.

I
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ORDER OF THE AGENDA

Commissioner Hall established the following order of the agenda:

1. PCA-C-696-08 - CAMDEN SUMMIT PARTNERSHIP, L.P.
2. PCA 1996-MV-037-08 - LORTON MEDICAL LLC

3. SE 2011-MA-013 - PAGE LITTLE RIVER TURNPIKE, LLC
4. PRC 77-C-076 — RTC PARTNERSHIP, LLC

This order was accepted without objection.
I

PCA-C-696-08 — CAMDEN SUMMIT PARTNERSHIP, L.P. —
Appl. to amend the proffers for RZ-C-696 previously approved
for mixed use development to permit an option to convert approx.
15,000 sq. ft. of commercial space to residential space and
associated modifications to proffers and site design with an overall
Floor Area Ratio (FAR) of 1.94 (0.99 on the overall development).
Located on Dulles Station Blvd. approx. 550 ft. S. of its
intersection with Sunrise Valley Dr. and 400 ft. N. of Sayward
Blvd., on approx. 2.61 ac. of land zoned PDC. Comp. Plan Rec:
Mixed Use. Tax Map 15-4 ((5)) 7A1l. DRANESVILLE DISTRICT.
PUBLIC HEARING.

Inda Stagg, Urban Planner, Walsh, Colucci, Lubeley, Emrich & Walsh, PC, reaffirmed the
affidavit dated January 25, 2012. There were no disclosures by the Commissioners.

William O’Donnell, Zoning Evaluation Division, Department of Planning and Zoning, presented
the staff report, a copy of which is in the date file. He noted that staff recommended approval of
the application.

Commissioner Donahue announced his intent to defer the decision only on this case at the end of
the public hearing.

In response to questions from Commissioner Sargeant, Mr. O’Donnell explained that the
proposed proffers in Appendix 1 of the staff report would apply only to the 15,000 square-foot
portion of the property, adding that previous proffers for the site would remain unchanged.

In reply to questions from Commissioner Lawrence, Mr. O’Donnell demonstrated the location of
the building discussed in the letter from R. Kevin Dougherty, President, Dulles Station Owners
Association, Inc., dated March 14, 2012. A brief discussion followed regarding the residential
and retail occupancy as the property developed. (A copy of Mr. Dougherty’s letter is in the date
file.)
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Ms. Stagg explained that despite diligent marketing for approximately four years, Camden had
been unable to rent the space in Building H. She pointed out that the applicant paid significant
taxes on the space and simply requested a temporary way to occupy the space and receive
revenue at the same time. She added that market conditions made a permanent change to
residential unfeasible, noting that as the property grew and its density increased, the building
space would revert to its original retail purpose. She stated that a flexible frame was preferred
because the market could better determine the appropriate time to revert the property. In
addition, she said the applicant would be able to return to retail use without having to go through
an additional application process.

Commissioner Lawrence suggested that the applicant collaborate with staff during the deferral
period to develop a Transportation Demand Management program for the entire site.

Answering questions from Commissioner Hart, Ms. Stagg explained that the Conceptual Design
Plan was vague enough to allow the applicant to change the fagade of the building to look more
like apartments. Additionally, she confirmed that the units would only be apartment rentals, not
condominiums, thereby allowing reversion to the original retail use easier.

In response to questions from Commissioner Flanagan, Ms. Stagg stated that new proffers
reflecting the changes discussed this evening would be prepared prior to the decision date.

Chairman Murphy called for speakers from the audience but received no response. There were
no further comments or questions from the Commission and staff had no closing remarks;
therefore, Chairman Murphy closed the public hearing and recognized Commissioner Donahue
for action on this item. (A verbatim excerpt is in the date file.)

1

Commissioner Donahue MOVED THAT THE PLANNING COMMISSION DEFER THE
DECISION ONLY FOR PCA C-696-08 TO A DATE CERTAIN OF MARCH 29, 2012, WITH
THE RECORD REMAINING OPEN FOR COMMENTS.

Commissioner Litzenberger seconded the motion which carried unanimously.

I

PCA 1996-MV-037-08 — LORTON MEDICAL LLC —Appl. to
amend the proffers for RZ 1996-MV-037 previously approved for
mixed-use development to permit modifications to proffers.
Located on the W. side of Lorton Station Blvd. approx. 1,000 ft.

S. of Pohick Rd. and on the E. side of Fredericksburg and Potomac
Railroad on approx. 3.95 ac. of land zoned PDC. Comp. Plan Rec:
Mixed Use. Tax Map 107-2 ((19)) 300 and 310. MOUNT
VERNON DISTRICT. PUBLIC HEARING.
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Keith Martin, Esquire, Tramonte, Yeonas & Roberts, PC, reaffirmed the affidavit dated January
19, 2012. There were no disclosures by the Commissioners.

William Mayland, Zoning Evaluation Division, Department of Planning and Zoning, presented
the staff report, a copy of which is in the date file. He noted that staff recommended approval of
the application.

Mr. Martin described the application and provided a brief history of the Lorton Town Center
over the past 20 years, adding that the amount of meeting space had increased so much that the
proffered meeting space had stood idle. He stated that when the South County Little League
(SCLL) had expressed a need for permanent concession and bathroom facilities, a funding
mechanism was worked out with the applicant to provide a contribution of $166,000 toward
construction. He added that the South County Federation and County staff supported the
application and requested the Planning Commission’s approval.

Chairman Murphy called the one listed speaker and recited the rules for testimony.

Robert Kirk, Chairman of the Capital Improvement Committee for the SCLL, 8628 Oak Chase
Circle, Fairfax Station, described the SCLL as a non-profit organization that allowed children of
all abilities and economic backgrounds to play baseball, having operated using funds from either
concessions or registration fees for approximately 30 years. He said the main facility at Lower
Potomac Park in Lorton had no power or infrastructure, and pointed out that despite several
improvements to the facility, SCLL was one of the few leagues serving Fairfax County that did
not have bathrooms, or permanent concession stands to serve the participating families. He stated
that the application would provide the necessary funding for the concession stand and noted that
the South County Federation and local community supported the application. (A copy of Mr.
Kirk’s statement is in the date file.)

Commissioner Sargeant acknowledged the plenitude of meeting space in Lorton and commended
Mr. Kirk for his work on the SCLL and this application.

There being no more speakers, Chairman Murphy called for a rebuttal statement from Mr.
Martin, who declined.

There were no further comments or questions from the Commission; therefore, Chairman
Murphy closed the public hearing and recognized Commissioner Flanagan for action on this
item. (A verbatim excerpt is in the date file.)

I

Commissioner Flanagan MOVED THAT THE PLANNING COMMISSION RECOMMEND
THAT THE BOARD OF SUPERVISORS APPROVE PCA 1996-MV-037-08, SUBJECT TO
THE PROFFERS DATED FEBRUARY 15, 2012, AND CONTAINED IN APPENDIX 1 OF
THE STAFF REPORT.
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Commissioners Sargeant and Alcorn seconded the motion which carried unanimously with
Commissioner Donahue not present for the vote.

I

SE 2011-MA-013 - PAGE LITTLE RIVER TURNPIKE, LLC —
Appl. under Sect. 4-604 of the Zoning Ordinance to permit vehicle
sales, rental, and ancillary service establishment. Located at 6500
Little River Tpk., Alexandria, 22312, on approx. 5.31ac. of land
zoned C-6 and HC. Tax Map 72-1 ((1)) 23A. MASON DISTRICT.
PUBLIC HEARING.

Jonathan Puvak, Esquire, Walsh, Colucci, Lubeley, Emrich & Walsh, PC, reaffirmed the
affidavit dated January 31, 2012. There were no disclosures by the Commissioners.

Miriam Bader, Zoning Evaluation Division, Department of Planning and Zoning, presented the
staff report, a copy of which is in the date file. She noted that staff recommended approval of the
application.

Commissioner Hall noted that the Revised Development Conditions dated March 14, 2012
contained changes that were predicated on the attached letter from the Virginia Department of
Transportation. (Copies of the conditions and letter are in the date file.)

Mr. Puvak explained that the applicant would renovate and use the buildings onsite, improving
the existing facade. He said there would be no land disturbance, thereby eliminating the need for
a site plan. He added that the applicant concurred with the current development conditions. He
briefly described the plan to revitalize and improve the existing site and said that the dealership
would provide employment/economic benefit to the area. He stated that the applicant had worked
with the Lincolnia Park Civic Association and the Autumn Glen Homeowners Association and
resolved their concerns. Mr. Puvak added that the application had the support of the Mason
District Land Use Committee and requested the Planning Commission’s approval.

Answering questions from Commissioner Hart, Mr. Puvak and Ms. Bader explained that there
were no green building initiatives because the buildings existed on the site, in addition to the fact
that it was located outside of a suburban center.

Commissioner Lawrence stated that green building initiatives should be examined regardless of
the amount of renovation proposed on the site.

Answering questions from Commissioner Flanagan, Ms. Bader said that the applicant would not
change the existing site enough to trigger major improvements otherwise required by the Code of
Virginia.
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Commissioner Hall pointed out that the subject site has been vacant for over two years and was
becoming an eyesore. She acknowledged the need for green building initiatives, but expressed
concern about possible blight to the community the longer the site remained idle. She
commended the applicant’s interest in the site and said that many of the improvements discussed
herein would likely occur in the effort to mitigate expenses.

Chairman Murphy called for speakers from the audience.

Nichole Andonegui, 4700 Merritt Road, Alexandria, said that she supported the dealership, but
expressed concern about the possible noise from the service department.

Answering questions from Commissioner Hart, Ms. Andonegui indicated where her residence
was located in relation to the subject site. She explained that the service bays for the dealership
that previously occupied the subject site opened toward her residence. In addition, she said that
the barrier wall extended to her property.

Jennifer McElveen, 4610 Merritt Road, Alexandria, echoed Ms. Andonegui’s remarks and
requested that consideration be given to noise reduction efforts.

Mr. Puvak said that he had spoken with Ms. Andonegui earlier today to address her concerns,
adding that the provision of air conditioning in the service bays would ensure that the doors
remain closed, thereby mitigating the noise.

Commissioner Hall indicated that the application had a provision to prohibit loudspeakers onsite.
In addition, she suggested that the applicant consider using “quiet air guns” to mitigate noise
from the automobile repair shop.

Commissioners Hart and Lawrence expressed concern that no green building measures had been
proposed with the application and encouraged the applicant to provide some, whether they were
required or not.

There were no further comments or questions from the Commission; therefore, Chairman
Murphy closed the public hearing and recognized Commissioner Hall for action on this item. (A
verbatim excerpt is in the date file.)

I

Commissioner Hall MOVED THAT THE PLANNING COMMISSION RECOMMEND
APPROVAL OF SE 2011-MA-013, SUBJECT TO THE DEVELOPMENT CONDITIONS
DATED MARCH 14, 2012.

Commissioner Hart seconded the motion which carried unanimously with Commissioner
Donahue not present for the vote.
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Commissioner Hall MOVED THAT THE PLANNING COMMISSION RECOMMEND
APPROVAL OF THE MODIFICATION OF TRANSITIONAL SCREENING ALONG THE
EASTERN AND NORTHERN PROPERTY LINES, APPROVAL OF A MODIFICATION OF
THE INTERIOR PARKING LOT LANDSCAPING REQUIREMENT, AND APPROVAL OF
THE MODIFICATION OF THE MAJOR PAVED TRAIL REQUIREMENT ALONG ROUTE
236.

Commissioner Hart seconded the motion which carried unanimously with Commissioner
Donahue not present for the vote.

Commissioner Hall MOVED THAT THE PLANNING COMMISSION RECOMMEND
APPROVAL OF THE WAIVER FOR THE ON-ROAD BIKE ROUTE REQUIREMENT
ALONG ROUTE 236.

Commissioner Hart seconded the motion which carried unanimously with Commissioner
Donahue not present for the vote.

Commissioner Hall MOVED THAT THE PLANNING COMMISSION RECOMMEND THAT
THE BOARD OF SUPERVISORS DIRECT THE DIRECTOR OF DPWES TO WAIVE
FRONTAGE IMPROVEMENTS ASSOCIATED WITH THE DEDICATION OF THE
EXISTING SERVICE DRIVE AND SIDEWALK ALONG LITTLE RIVER TURNPIKE.

Commissioner Hart seconded the motion which carried unanimously with Commissioner
Donahue not present for the vote.

I

PRC 77-C-076 — RTC PARTNERSHIP, LLC — Appl. to approve
the PRC plan associated with DPA 77-C-076. Located at 1760
Reston Pkwy., Reston, 20190, on approx. 2.36 ac. of land zoned
PRC. Comp. Plan Rec: Residential Planned Community. Tax Map
17-1 ((1)) 2C. HUNTER MILL DISTRICT. PUBLIC HEARING.

Martin Walsh, Esquire, Walsh, Colucci, Lubeley, Emrich & Walsh, PC, introduced Andrew
Painter, Esquire, Walsh, Colucci, Lubeley, Emrich & Walsh, PC, who would be providing the
presentation for this application.

St. Clair Williams, Zoning Evaluation Division (ZED), Department of Planning and Zoning
(DPZ), presented the staff report, a copy of which is in the date file. He noted that staff
recommended denial of the application because it is not compatible with the existing and planned
development near the site.

Commissioner de la Fe pointed out that the subject office building had been erected in 1979 and
was originally known as the Reston Town Center Building.

8
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In response to questions from Commissioner de la Fe, Mr. Williams confirmed that no limits had
been set for height or floor area ratio (FAR) in the current application or its predecessor. He
added that this site was not subject to the Reston Town Center rezoning. In addition, he
confirmed that the original approved proffers provided for the current proposed access points to
the current site, also noting that the applicant would provide the minimum parking required for
the proposed uses. He also stated that residential use was not on the original approval for the site.

In reply to questions from Commissioner Alcorn, Mr. Williams confirmed that a Planned
Residential Community (PRC) Plan was required under the current zoning and that approval was
required by the Zoning Ordinance. He said that the additional traffic generated by the
development would be 498 trips during the morning peak hours and 476 during the afternoon
peak hours, with a daily net increase of 3,000 trips.

Answering questions from Commissioner Hart, Mr. Williams explained that Development
Condition Number 3a would not prohibit an internal eating establishment, adding that the
language would be revised to clarify the language to address the internal access. He explained
that County staff would determine the adverse effects of an application during the acceptance
phase. Mr. Williams also explained that review of the application was based on the current
standards for a PRC and guidelines set forth in the County’s Comprehensive Plan; hence, the
recommendation for denial was based on those standards. He noted that a 4.0 FAR had never
been approved outside of a transit station area, adding that the distance to the transit station
would be greater than a half of a mile.

There was a brief discussion during which Mr. Williams clarified that the recommendation for
denial was based on guidance set forth in Section 6-301, Number 2 of the Zoning Ordinance,
under Planned Residential Community District, Purpose and Intent.

Mr. Painter provided a brief history of the subject site and cited the uniqueness of the property in
that it was not part of the Town Center rezonings. He said that the application was to redevelop
the current site with a mixed-use 23-story building that would serve as a landmark in Reston. He
added that the proposed development surrounding this site would have higher densities than the
subject application. Mr. Painter also noted that the building would be a focal point with height
and architectural variation while also preserving the integrity of the urban core. He pointed out
that the development conditions exceeded normal requirements with regard to architectural
review, green building certifications, and open space.

Thomas Dinneny, project architect, provided a brief presentation that depicted the proposed
building and its relation to the surrounding planned development, and described the advantages
of this development.

In response to a request from Commissioner de la Fe, Mr. Dinneny described changes to the
building’s main facade and discussed the location of the trees in front of the building.
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There was a lengthy discussion between Commissioner Hart, Mr. Painter, and Mr. Williams
noting that staff’s evaluation of the application included review against criteria in the current
Comprehensive Plan, whereas Mr. Painter stated that the approval criteria should only include
criteria in Section 16-203 of the Zoning Ordinance. Commissioner Hart stated that the disparity
in interpretation between staff and the applicant made this a priority item for consideration in the
County Zoning Ordinance Amendment Work Program.

Referencing Development Condition Number 15 ¢, v and vi, Commissioner Lawrence suggested
that once the Program Manager was assigned, an account should be established for the required
Transportation Demand Management revenues. In addition, he suggested that Development
Condition Number 16 be revised to limit the amount of money to be spent on the operation and
maintenance of a shuttle. He also suggested that the applicant determine whether the shuttle
might be shared with nearby businesses and/or residential buildings.

Responding to questions from Commissioner Alcorn, Mr. Painter explained that the development
proposed for the area was heavily residential and said that commercial interests should be
approved for balance. He then introduced Richard Wealen, managing partner of RTC
Partnership, who added that the proposed building would be compatible with previously
approved development on adjacent properties.

In response to questions from Commissioner Flanagan, Mr. Walsh reiterated Mr. Painter’s
remarks on the comparable FAR and noted that the amount of open space proposed would be
considerable and commensurate with the building’s height. He explained that the difference with
this application and the PRC District was that the zoning would preempt the planning, pointing
out that planning dealt with the policy for an area whereas the zoning was the actual law for the

property.

When Commissioner Flanagan asked if a decrease in the building height would help change
staff’s recommendation to approval, Mr. Williams stated that he would need to reevaluate the
application based on the amount of height deducted.

Chairman Murphy called for speakers from the audience.
William H. Lauer, 2979 Westhurst Lane, Oakton, spoke in favor of the application and said that
the proposal was in conformance with the applicable plans. He said that the building’s design

was appropriate and would be a signature asset to the Town Center.

Commissioner Alcorn noted that he supported the plans for previous controversial proposals in
Reston, but questioned the appropriateness of the proposed building at its current location.

There was a brief discussion between Commissioner Flanagan and Mr. Lauer regarding the
height of the building and its economic viability at a reduced height.

10
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Daniel Brennan, 4913 16" Road, Arlington, also spoke in support of the application, noting the
proposed building’s comparability with other area buildings with regard to footprint, height, and
architecture.

Answering questions from Commissioner Alcorn, Mr. Brennan said that the subject site could
not accommodate two buildings with the same intensity, noting that even without the proposed
open space; the buildings would be significantly smaller. He expressed confidence that the office
space could be filled.

In response to a question from Commissioner Flanagan, Mr. Brennan said that the building’s
height was not necessary, but added to its marketability.

In reply to questions from Commissioner Sargeant, Mary Ann Welton, Planning Division, DPZ,
said that the range of continuity, as referenced in the note at the top of page 7 of the staff report,
would extend a quarter of a mile from the transit station.

When Commissioner Sargeant asked how the increased traffic caused by this proposal related to
the overall proposed development and commensurate traffic in the area, Kevin Sitzman,
Transportation Consultant, Vanasse Hangen Brustlin, Inc. (VHB), explained that this application
would generate approximately two percent of the total traffic in this area. Commissioner Alcorn
expressed concern about peak hour capacities, wherein Mr. Sitzman said that the surrounding
streets would accommodate the traffic at a Level-of-Service D.

Commissioner Lawrence referred to the memorandum in Appendix 6 of the staff report from
Barbara Berlin, Director, ZED, DPZ, dated February 29, 2012, and expressed concern regarding
the traffic increase and the suggested accommodations noted in the sixth and seventh bullets on
the second page of the memorandum.

There being no more speakers, Chairman Murphy called for a rebuttal statement from Mr.
Painter, who reiterated his earlier remarks regarding the PRC approval and added that the
applicant had worked diligently with the community. He stated that the application enjoyed the
support of the Reston Planning and Zoning Committee and received conditional approval from
the Reston Design Review Board.

Mr. Williams reiterated his earlier remarks that review of the application was based on the
current standards for a PRC as set forth in the Zoning Ordinance in addition to guidelines set
forth in the County’s Comprehensive Plan. He also reiterated that the proposed building was out
of character with the surrounding existing and planned development, noting that applicant had
failed to submit revised plans as requested by staff.

Commissioner Hart requested that the County Attorney review and provide a response to the

supplemental documentation provided by Mr. Walsh explaining the applicant’s legal position
insofar as the PRC plan.

11
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There were no further comments or questions from the Commission; therefore, Chairman
Murphy closed the public hearing and recognized Commissioner de la Fe for action on this item.
(A verbatim excerpt is in the date file.)

1

Commissioner de la Fe MOVED THAT THE PLANNING COMMISSION DEFER THE
DECISION ONLY ON APPLICATION PRC 77-C-076 TO A DATE CERTAIN OF MARCH
29, 2012, WITH THE RECORD REMAINING OPEN FOR COMMENTS.

Commissioner Alcorn seconded the motion which carried unanimously with Commissioner
Donahue not present for the vote.

I

The meeting was adjourned at 11:05 p.m.

Peter F. Murphy, Jr., Chairman

Janet R. Hall, Secretary

Audio and video recordings of this meeting are available at the Planning Commission Office,
12000 Government Center Parkway, Suite 330, Fairfax, Virginia 22035.

Minutes by: Jeanette Nord

Approved on: July 26, 2012

Kara A. DeArrastia, Clerk to the
Fairfax County Planning Commission
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