MINUTES OF
FAIRFAX COUNTY PLANNING COMMISSION
THURSDAY, MAY 28, 1998

PRESENT:  Walter L. Alcorn, Commissioner At-Large
John R. Byers, Mount Vernon District
Carl A. S. Coan, Jr., Providence District
Janet R. Hall, Mason District
Suzanne F. Harsel, Braddock District
John W. Hunter, Commissioner At-Large
John B. Kelso, Lee District
Ronald W. Koch, Sully District
Peter F. Murphy, Jr., Springfield District
Alvin L. Thomas, Commissioner At-Large

ABSENT: Judith W. Downer, Dranesville District
John M. Palatiello, Hunter Mill District

I

The meeting was called to order at 8:20 p.m. by Chairman Peter F. Murphy, Jr., in the Board
Auditorium of the Fairfax County Government Center at 12000 Government Center Parkway,
Fairfax, Virginia 22035.

I

COMMISSION MATTERS

Commissioner Alcorn announced that an Environment Committee meeting would be held on
Thursday, June 18, 1998, at 7:30 p.m. in the Board Conference Room. He said that the agenda would
consist of a discussion on the County's stream valley policy and how it related to the Comprehensive
Plan.

I

Chairman Murphy reminded everyone that the Fairfax County Fair would take place on June 5, 6, and
7,1998. A 30-second promotional video about the Fair was presented.

1
RZ-1997-PR-056 - WINCHESTER HOMES, INC. (Decision Only)

(The public hearing on this application was held on May 21, 1998. A complete verbatim transcript of
the decision made is included in the date file.)

Commissioner Coan MOVED THAT THE PLANNING COMMISSION RECOMMEND TO THE
BOARD OF SUPERVISORS APPROVAL OF RZ-1997-PR-056, SUBJECT TO THE
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EXECUTION OF PROFFERS CONSISTENT WITH THOSE DATED MAY 13, 1998, AS
AMENDED TO INCLUDE THE ADDITIONAL THREE COMMITMENTS CONTAINED IN THE
APPLICANT'S LETTER DATED MAY 28, 1998.

Commissioner Byers seconded the motion which carried by a vote of 6-2-2 with Commissioners
Harsel and Hunter opposed; Commissioners Kelso and Murphy abstaining; Commissioners Downer
and Palatiello absent from the meeting.

Commissioner Coan MOVED THAT THE PLANNING COMMISSION RECOMMEND
APPROVAL OF THE WAIVER OF THE SERVICE DRIVE REQUIREMENT ALONG CHAIN
BRIDGE ROAD.

Commissioner Byers seconded the motion which carried by a vote of 6-2-2 with Commissioners
Harsel and Hunter opposed; Commissioners Kelso and Murphy abstaining; Commissioners Downer
and Palatiello absent from the meeting.

I

CSPA-82-P-069-3 - MERIDIAN FAIR LAKES LLC, TACO BELL CORP., AND BERTUCCI'S
RESTAURANT CORP. (Decision Only)

(The public hearing on this application was held on April 22, 1998. A complete verbatim transcript
of the decision made is included in the date file.)

Commissioner Koch MOVED THAT THE PLANNING COMMISSION APPROVE APPLICATION
CSPA-82-P-069-3, SUBJECT TO THE PROPOSED DEVELOPMENT CONDITIONS DATED
MAY 7, 1998.

Commissioner Thomas seconded the motion which carried by a vote of 6-1-3 with Commissioner
Byers opposed: Commissioners Coan, Hall, and Murphy abstaining; Commissioners Downer and
Palatiello absent from the meeting.

I

ORDER OF THE AGENDA

Secretary Harsel established the following order for the agenda items:

1. PCA-90-C-006-2 - PLAZA AMERICA OFFICE DEVELOPMENT, LLC
FDPA-90-C-006-2 - PLAZA AMERICA OFFICE DEVELOPMENT, LLC

2. RZ-1998-SU-009 - BALBIR BRAR ASSOCIATES, INC.
FDP-1998-SU-009 - BALBIR BRAR ASSOCIATES, INC.

3. SEA-83-S-042-2 - APC REALTY & EQUIPMENT CO., LLC
456-S97-6 - APC REALTY & EQUIPMENT CO., LLC, WASHINGTON/
BALTIMORE CELLULAR, AND BELL ATLANTIC MOBILE, INC.
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This order was accepted without objection.
1

PCA-90-C-006-2 - PLAZA AMERICA OFFICE DEVELOPMENT, LLC -
Appl. to amend the proffers for RZ-90-C-006 to permit office, retail, &
other principal & secondary uses with an overall FAR of 0.97 on property
located on the S. side of Sunset Hills Rd., approx. 800 ft. E. of its
intersection w/Reston Ave. on approx. 13.27 ac. zoned PDC. Comp. Plan
Rec; Mixed use. Tax Map 17-4((1))8C. (Concurrent w/FDPA-90-C-006-
2.) HUNTER MILL DISTRICT.

FDPA-90-C-006-2 - PLAZA AMERICA OFFICE DEVELOPMENT, LLC
- Appl. to amend the final development plan for RZ-90-C-006 to permit
office, retail, & other principal & secondary uses on property located on
the S. side of Sunset Hills Rd., approx. 800 ft. E. of its intersect. w/ Reston
Ave. on approx. 13.27 ac. zoned PDC. Tax Map 17-4((1))8C. (Concurrent
w/PCA-90-C-006-2.) HUNTER MILL DISTRICT. JOINT PUBLIC
HEARING.

Carlos Montenegro, Esquire, attorney for the applicant, reaffirmed the affidavit dated May 27, 1998.
There were no disclosures by Commission members.

Lisa Feibelman, Zoning Evaluation Division, Office of Comprehensive Planning, presented the staff
report, a copy of which is in the date file. She noted that staff recommended approval of the
applications.

Commissioner Hunter, who had agreed to handle these applications in Commissioner Palatiello's
absence, announced his intention to defer the decisions.

Mr. Montenegro explained that the proposal was to relocate Buildings 3 and 4 and modify their
related parking structures. He said that the new design would result in a better development and
offered to answer any questions.

Chairman Murphy called for speakers from the audience, but received no response. He noted that no
rebuttal was necessary. There being no further comments, questions or closing staff remarks, he
closed the public hearing and recognized Commissioner Hunter for a deferral motion. (A verbatim
excerpt is in the date file.)

1

Commissioner Hunter MOVED THAT THE PLANNING COMMISSION DEFER, FOR
DECISION ONLY, PCA-90-C-006-2, AND FDPA-90-C-006-2, UNTIL A DATE CERTAIN OF
JUNE 10, 1998, WITH THE RECORD REMAINING OPEN FOR WRITTEN COMMENTS.
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Commissioner Byers seconded the motion which carried unanimously with Commissioners Downer
and Palatiello absent from the meeting.

I

RZ-1998-SU-009 - BALBIR BRAR ASSOCIATES, INC. - Appl. to rezone
from C-8, PDC, HC, & WS to PDC, HC, & WS to permit commercial
development w/an overall FAR of 0.32 & approval of the conceptual
development plan on property located on the N. side of Lee Jackson Hwy.,
E. of Fair Ridge Dr. on approx. 13.49 ac. Comp. Plan Rec: Office. Tax
Map 46-3((1))14 & 14A. (Concurrent w/FDP-1998-SU-009.) SULLY
DISTRICT.

FDP-1998-SU-009 - BALBIR BRAR ASSOCIATES, INC. - Appl. to
approve the final development plan for RZ-1998-SU-009 to permit
commercial development on property located on the N. side of Lee Jackson
Hwy., E. of Fair Ridge Dr. on approx. 13.49 ac. zoned PDC, HC, & WS.
Tax Map 46-3((1))14 & 14A. (Concurrent w/RZ-1998-SU-009.) SULLY
DISTRICT. JOINT PUBLIC HEARING.

Keith Martin, Esquire, with Walsh, Colucci, Stackhouse, Emrich, and Lubeley, reaffirmed the
affidavit dated April 2, 1998. There were no disclosures by Commission members.

Susan Johnson, Zoning Evaluation Division (ZED), Office of Comprehensive Planning (OCP),
presented the staff report, a copy of which is in the date file. She noted that staff recommended
approval of the application.

In response to a question from Commissioner Alcorn, Ms. Johnson confirmed that the subject
property was within a Water Supply Protection Overlay District and that best management practices
(BMPs) would have to be followed as well as all State and Federal regulations regarding hazardous
materials in conjunction with the service station use.

Mr. Martin stated that the applicant was proposing a 150-unit hotel, a 4-story office building on the
northern portion of the subject property, and redevelopment of an existing service station on the
southern portion, including a mini-mart and a car wash. He noted that the overall floor area ratio
(FAR) would be .30, a reduction from the previously approved FAR of .32 on the northern portion.
He explained that the original development plan depicted four service bays at the service station, but
that the applicant was now proffering to five service bays. Mr. Martin said that the proposal was in
conformance with the Comprehensive Plan recommendation. He pointed out that the Final
Development Plan included the extension of Fair Ridge Drive through the property, approximately 31
percent open space, a coordinated landscaping plan with a 100-foot wide tree preservation buffer on
the north, and pedestrian plazas in the courtyards of the hotel and office buildings. He noted that all
of the buildings would be architecturally compatible and asked that proposed Condition Number 3
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requiring a pitched roof on the service station be deleted to maintain that architectural compatibility.
Mr. Martin stated that the applicant had satisfied the Fairfax Center checklist to justify the overlay
level of development and requested the Commission's favorable recommendation.

In response to a question from Commissioner Koch, Mr. Martin confirmed that the total area of the
subject property was over 13 acres.

Regarding Condition Number 3, Kristen Abrahamson, ZED, OCP, explained that staff had requested
the pitched roof on the service station because other service stations in the area had such roofs.

Mr. Martin said the applicant felt it was more important that the service station be compatible with
adjacent buildings in the same development rather than other service stations located further away.
Commissioner Koch agreed and said he would recommend deletion of Condition Number 3. He
commended the applicant for retaining the service bays and noted that he would recommend a
substitute Condition Number 3 stating that the service station would have five service bays.

Mr. Martin concurred.

In response to questions from Commissioner Hall, Mr. Martin stated that there was an architectural
rendering of the proposed hotel in the staff report and that the service station would have a similar
roof. Ms. Abrahamson said that staff did not have a picture of a pitched roof as recommended in
Condition Number 3, but that a roof similar to that on the hotel would be acceptable.

Commissioners Coan and Hall echoed Commissioner Koch's comments regarding continuance of the
service bays.

Chairman Murphy called for speakers from the audience, but received no response. He noted that no
rebuttal was necessary. There being no further comments, questions or closing staff remarks, he
closed the public hearing and recognized Commissioner Koch for action on this case. (A verbatim
excerpt is in the date file.)

I

Commissioner Koch MOVED THAT THE PLANNING COMMISSION RECOMMEND TO THE
BOARD OF SUPERVISORS THAT APPLICATION RZ-1998-SU-009 BE APPROVED, SUBJECT
TO EXECUTION OF THE PROFFERS CONSISTENT WITH THE PROFFERS DATED MAY 14,
1998.

Commissioners Coan and Thomas seconded the motion which carried by a vote of 9-0-1 with
Commissioner Byers abstaining; Commissioners Downer and Palatiello absent from the meeting.

Commissioner Koch MOVED THAT FDPA-1998-SU-009 BE APPROVED, SUBJECT
TO THE PROPOSED DEVELOPMENT CONDITIONS, WITH THE FOLLOWING CHANGE:
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DELETE THE PRESENT CONDITION NUMBER 3 AND SUBSTITUTE: "THERE SHALL BE
FIVE SERVICE BAYS."

Commissioners Coan and Thomas seconded the motion which carried by a vote of 8-0-2 with
Commissioners Byers and Hall abstaining; Commissioners Downer and Palatiello absent from the
meeting.

Commissioner Koch MOVED THAT THE COMMISSION RECOMMEND TO THE BOARD OF
SUPERVISORS A MODIFICATION OF THE TRANSITIONAL SCREENING AND A WAIVER
OF THE BARRIER REQUIREMENT ALONG THE SOUTHERN BOUNDARY LINE TO THAT
SHOWN ON THE FINAL DEVELOPMENT PLAN.

Commissioner Thomas seconded the motion which carried by a vote of 8-0-2 with Commissioners
Byers and Hall abstaining; Commissioners Downer and Palatiello absent from the meeting.

1
Vice Chairman Byers assumed the Chair prior to the next public hearing in the Springfield District.
1

SEA-83-S-042-2 - APC REALTY & EQUIPMENT CO., LLC - Appl.
under Sect. 3-104 of the Zoning Ord. to amend SE-83-S-042 for a
telecommunications facility to permit an increase in height & additional
telecommunications facilities on property located at 6140 Rolling Rd. on
approx. 7.12 ac. zoned R-1 & HC. Tax Map 79-3((4))32, 33, 34.
(Concurrent w/456-S97-6.) SPRINGFIELD DISTRICT.

456-S97-6 - APC REALTY & EQUIPMENT CO., LLC,
WASHINGTONIBALTIMORE CELLULAR & BELL ATLANTIC
MOBILE, INC. - 456 Appl. under Sect. 15.2-2232 of the Code of VA to
permit a telecommunications facility on property located at 6140 Rolling
Rd. on approx. 7.12 ac. zoned R-1 & HC. Tax Map 79-3((4))32, 33, 34.
(Concurrent w/ SEA-83-S-042-2.) SPRINGFIELD DISTRICT. JOINT
PUBLIC HEARING.

Michael Horwatt, Esquire, agent for the applicant, reaffirmed the affidavit dated May 20, 1998.
Commissioner Hunter noted that affiliates of two of the applicants were members of the association
where he was employed and that he would therefore recuse himself from this public hearing.
Commissioner Murphy stated that a rezoning application by Supervisor Elaine McConnell had
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been approved by the Board of Supervisors for expansion of her Accotink Academy. He stated that
the subject applications might provide some benefit to the Academy and for that reason he would
recuse himself from this public hearing. He added that Supervisor McConnell would do the same
when the applications went forward to the Board. He stated that Commissioner Kelso would handle
tonight's public hearing.

Following their announcements, Commissioners Hunter and Murphy left the Auditorium.

Lisa Feibelman, Zoning Evaluation Division, Office of Comprehensive Planning, presented the staff
report for the Special Exception Amendment, a copy of which is in the date file. She noted that staff
recommended approval of the application.

Michael Hines, Planning Division, Office of Comprehensive Planning, presented the staff report for
the public facilities application, a copy of which is in the date file. He noted that staff recommended
approval of the application.

Mr. Horwatt noted that this proposal was simply to increase the height of an existing tower by 30 feet
in order to attach additional antennas. He explained that the new antennas were needed to achieve
coverage in areas east and west of the Springfield Governmental Center. He added that the
alternative to these applications would be to erect several new monopoles of 80 to 100 feet in this
area. He pointed out that the existing tower was surrounded by trees and the additional 30 feet would
have little visual impact. He said this was similar to situations in Hunter Mill and Dranesville
Districts where existing towers at fire stations were used in lieu of erecting multiple monopoles. Mr.
Horwatt stated that this proposal was in accord with the recommendations of the Telecommunications
(Monopoles) Land Use Regulations Task Force. He noted that a balloon test was done to
demonstrate the minimal impact of this proposal and that alternative sites had been examined. He
stated that Mr. James Michal, with Cellular One, would discuss these matters later. He added that
engineers for Cellular One and Sprint would explain why this site was ideal for the coverage needed.
Mr. Horwatt stated that a Fairfax County Police representative would explain how the Police
Department would be using the proposed addition.

Mr. Michal explained that this tower had a more extensive tree buffer and was better hidden than the
sites in Hunter Mill and Dranesville Districts. He stated that no one wanted more monopoles and that
this proposal was the best alternative to provide the needed coverage. He presented a computer
simulation of the visual impact of the proposed 30-foot extension and several photographs of the
balloon test at which members of the community, County staff, Board of Supervisors Chairman
Katherine Hanley, and Planning Commissioner Jack Kelso were present. Mr. Michal discussed the
efforts by various telecommunications companies to establish coverage in this area over the last five
years.

Brian Silvestri, an engineer with Sprint PCS, presented a map depicting the lack of
telecommunications coverage in this area. He stated that none of the alternative sites considered
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coverage afforded by the proposed extension of the existing tower. He noted also that the alternative
sites would require construction of new poles.

In response to a question from Vice Chairman Byers, Mr. Silvestri acknowledged that there still was
an area to the south that might require additional coverage as customer demand dictated and
corporate funding allowed.

James Jimreivat, an engineer with Cellular One, explained that Cellular One had an antenna on the
existing tower at the 85-foot level, but that that was no longer adequate to meet customers’ needs. He
presented a map depicting Cellular One's coverage area, noting the open area in the vicinity of the
subject property.

Mr. Jimreivat and Mr. Silvestri responded to questions from Vice Chairman Byers and
Commissioners Kelso and Harsel regarding their respective company's needs and efforts to locate
antennas at alternative sites.

In response to questions from Commissioner Harsel, Mr. Jimreivat stated that Cellular One's
equipment would provide both analog and digital service.

Lt. Curt Andrich, Police Department, explained how an antenna on the proposed extension would
serve the public safety needs of Fairfax County as well as other jurisdictions through the mutual aid
frequency.

Lt. Andrich responded to questions from Vice Chairman Byers regarding the operation of the mutual
aid network.

Vice Chairman Byers called the first listed speaker and recited the rules for public testimony.

John Rephlo, 6130 Sherborn Lane, Springfield, spoke in opposition to the proposed applications. He
presented slides depicting the area of the subject property, noting that if this tower extension was
approved, the revenues generated would be paid to Media General, owner of the tower, not Fairfax
County. He pointed out that Cardinal Forest had underground utilities and that a higher commercial
antenna tower would negatively alter the character of the nearby residential area.

Tony Campillo, 6129 Sherborn Lane, Springfield, also was opposed to the tower extension. He said
that it was an unwanted and unattractive intrusion into a residential area and that it would have a
detrimental effect on property values. (A copy of his letter is in the date file.)

Mr. Campillo and Commissioner Kelso discussed alternative sites.
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Vice Chairman Byers commented that it had been his experience that telecommunications towers did
not adversely affect property values. He noted that his daughter lived in Great Falls within sight of
three such towers and that property values in the neighborhood had not declined.

Roy Jones, 6310 Cardinal Hill Place, Springfield, representing the Cardinal Run 1l Homeowners
Association, spoke in opposition. He supported the objections outlined in the position paper
submitted by Concerned Citizens for Sensible Alternatives to the West Springfield Governmental
Center Tower Extension, a copy of which is in the date file.

Mr. Jones responded to questions from Vice Chairman Byers and Commissioners Kelso and Alcorn
concerning his reasons for protesting the proposed extension.

Roger Hawk, 7815 Glenister Drive, Springfield, spoke on behalf of the West Springfield Civic
Association (WSCA). He noted that the WSCA had opposed construction of the original tower and
remained opposed to any extension. (A copy of his letter with an attached resolution by the WSCA is
in the date file.)

In response to a question from Commissioner Byers, Mr. Hawk acknowledged that he did not know if
the alternatives suggested by the WSCA were possible from an engineering standpoint.

Raymond Kester, 6128 Sherborn Lane, Springfield, concurred with the remarks made by Messrs.
Rephlo and Campillo.

At Commissioner Kelso's request, Mr. Rephlo returned to the podium and completed the slide
presentation that he had begun during his earlier testimony.

In response to a question from Commissioner Coan, Mr. Rephlo said he did not consider it a victory
or winning situation that the originally proposed height of 350 feet had been reduced to 140 feet.
Commissioner Coan commented that he considered it a significant achievement.

Julia Hawk, 7815 Glenister Drive, Springfield, said that not everyone in Springfield opposed the
tower extension and that, in her opinion, the tower was not visually obtrusive. She said that she
actually had to make a specific effort to look for it, but admitted that once located, it was easier to
find.

Commissioner Hall congratulated Mrs. Hawk and said she appreciated her courage in coming
forward with a different point of view. She added that the cellular phone companies were responding
to customers needs in making this request.

There being no further speakers, Vice Chairman Byers called upon Mr. Horwatt for a rebuttal
statement.
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Mr. Horwatt said the reality of the situation was that the tower was there and that it made sense to
take advantage of its existence rather than construct another tower or erect several monopoles to
serve the same purpose as an extension on the existing tower. He maintained that the visual impact
would be minimal. He pointed out that alternatives were explored and rejected for various reasons.
Mr. Horwatt said that cellular phones were a universal mechanism of communications and could, in
extreme circumstances, mean the difference between life and death. He said that property values
would not be adversely affected and reiterated that this proposal was the best alternative under the
circumstances.

In response to questions from Vice Chairman Byers, Mr. Horwatt and Mr. Michal explained why
some of the suggestions and alternatives outlined in the position paper referred to by Mr. Jones were
not feasible. Mr. Michal pointed out that the applicant's operations would be monitored by the
Federal Communications Commission (FCC) and said the applicant would be happy to submit to the
Commission and County staff confirmation that the operation of the proposed facility would be in
compliance with all federal standards. Vice Chairman Byers suggested that the WSCA also be
informed of this matter and Mr. Michal agreed to do so.

In response to a question from Commissioner Thomas, Mr. Horwatt stated that two or more lower
towers could meet the needs identified, but construction of several more towers or monopoles would
be in conflict with the goals of the Telecommunications Task Force and the Comprehensive Plan.

In response to a question from Commissioner Alcorn, Mr. Horwatt reiterated that a cell phone could
mean the difference between life and death under certain circumstances, such as being stranded in an
inoperative vehicle in sub-freezing temperatures, being confronted with criminal activity or having a
heart attack or similar emergency health situation.

There being no further comments or questions from the Commission and neither Ms. Feibelman nor
Mr. Hines having any closing staff remarks, Vice Chairman Byers closed the public hearing and
recognized Commissioner Kelso for action on this case. (A verbatim excerpt is in the date file.)

I

Commissioner Kelso MOVED THAT THE PLANNING COMMISSION CONCUR WITH THE
DETERMINATION OF THE DIRECTOR OF THE OFFICE OF COMPREHENSIVE PLANNING
THAT APPLICATION 456-S97-6 IS IN COMPLIANCE WITH THE COMPREHENSIVE
MASTER PLAN AND SECTION 15.2-2232 OF THE CODE OF VIRGINIA.
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Commissioner Thomas seconded the motion which carried unanimously with Commissioners Hunter
and Murphy not present for the vote; Commissioners Downer and Palatiello absent from the meeting.

Commissioner Kelso MOVED THAT THE PLANNING COMMISSION RECOMMEND TO THE
BOARD OF SUPERVISORS APPROVAL OF SEA-83-S-042-2, SUBJECT TO THE
DEVELOPMENT CONDITIONS DATED NOVEMBER 19, 1997 IN APPENDIX | OF THE
STAFF REPORT.

Commissioner Thomas seconded the motion which carried unanimously with Commissioners Hunter
and Murphy not present for the vote; Commissioners Downer and Palatiello absent from the meeting.

I

Chairman Murphy resumed the Chair and adjourned the meeting.

I

The meeting was adjourned at 10:56 p.m.

Peter F. Murphy, Jr., Chairman

Suzanne F. Harsel, 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: Gloria L. Watkins

Approved on: October 14, 1999

Mary A. Pascoe, Clerk to the
Fairfax County Planning Commission
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