FAIRFAX COUNTY PLANNING COMMISSION
TRANSIT-ORIENTED DEVELOPMENT COMMITTEE
WEDNESDAY, OCTOBER 12, 2006

COMMITTEE MEMBERS PRESENT:
Walter L. Alcorn, At-Large
Frank A. de la Fe, Dranesville District
Suzanne F. Harsel, Braddock District
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Rodney Lusk, Lee District
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John R. Byers, Mount Vernon District
Nancy Hopkins, Dranesville District

STAFF PRESENT:
Fred Selden, Director, Planning Division (PD), Department of Planning and Zoning
(DPZ)
Deborah Albert, PD, DPZ
Keith Goodman, Fairfax County Department of Transportation
Barbara J. Lippa, Executive Director, Planning Commission Office
Linda B. Rodeffer, Clerk, Planning Commission Office

OTHERS PRESENT:
SEE ATTACHMENT A

I

Chairman Walter L. Alcorn convened the meeting at 7:05 p.m. in Conference Rooms 2/3 of the
Fairfax County Government Center, 12000 Government Center Parkway, Fairfax, Virginia
22035.

I

Chairman Alcorn announced that the Committee was meeting again tonight to continue working
on guiding principles for transit-oriented development (TOD) in Fairfax County for inclusion in
the Policy Plan of the Comprehensive Plan. He noted that a new draft strawman dated October
12, 2006 had been distributed and asked for comments or questions. (A copy of this version of
the strawman document is in the date file.)

Roger Diedrich said he would like to see "mix of uses” more fully defined and suggested
establishing maximums and minimums for types of uses that would create the desired synergy.
Chairman Alcorn commented that even if a number was not included in this document, perhaps it
should indicate that there was an expectation of minimum and maximum types of uses in Area
Plans.
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Deborah Albert, Planning Division (PD), Department of Planning and Zoning (DPZ), explained
that at the meeting held on October 4, 2006, Chairman Alcorn had asked staff to research
information on the appropriate mix of uses for transit-oriented development. She said at a high
policy level, the guidance tended to list uses that were or were not transit-supported, but did not
recommend specific percentages for different types of uses. She said, however, at the station
level area, recommendations for maximum amounts of residential and non-residential uses could
be found. She noted that the Area Plans for the Dulles Corridor and the Clarendon Sector Plan in
Arlington County contained information on this subject. She said information on recommended
mix of uses could also be found in the Transit Oriented Development Best Practices Handbook,
published in 2004.

Chairman Alcorn said the new strawman did not include process and implementation issues and
asked Fred Selden, PD, DPZ, to comment on why this may not be appropriate for the Policy
Plan.

Mr. Selden said implementation flexibility was needed due to different circumstances and
changes over time. He used the Residential Development Criteria as an example which had gone
to the Board of Supervisors (BOS) with a recommendation that it be reviewed periodically.
Chairman Alcorn explained that as an alternative to not putting process and implementation
issues in the Plan, the Planning Commission could make a recommendation to the BOS that it
adopt a policy on how to implement TOD and asked for comments.

Deborah Smith said process and implementation were the very issues that had been raised last
spring concerning the Metro West development. She said it would be unfortunate if process and
implementation issues were not addressed in the guidelines.

Joe Stowers said he agreed with Ms. Smith because the process of implementing TOD was
evolving rapidly and it was very important for the County to decide how it should be done.

Michael Horwatt, Esquire, expressed concern about the guidelines standing alone, particularly
the wording as it now existed, because it was not unique to TOD. He said the document should
provide the framework and a philosophical explanation about the role TOD would play that did
not apply to other types of development.

Mr. Selden agreed, noting that Sally Ormsby had pointed out that the guidelines should be
unique to TOD and not found elsewhere in the Comprehensive Plan. He said one possibility was
to incorporate guiding principles into the Land Use Section of the Policy Plan with a subheading
"Transit-Oriented Development"” which would indicate its uniqueness.

In response to questions from Earl Flanagan and Ms. Ormsby, Mr. Selden pointed out that the
first step would be to request the Board to authorize a proposed amendment after which a staff
report would be issued with recommendations about where the guidelines should be inserted or
recommend amending certain existing policies or create new policies, but it would not be an
appendix only. He said staff had not thoroughly discussed exactly what recommendations the
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staff report would contain and that the guidelines should be finalized first. Mr. Selden noted that
land use policies in the Plan addressed transit and mixed use development and at a minimum, the
change would be an amendment to reference the guidelines or a TOD sub-section added to the
Land Use Plan. He explained that the second option, creating a subsection of the Land Use Plan,
would be more involved.

Inda Stagg said she thought comparing what existed in the Plan to a draft strawman would be an
inefficient use of staff time especially since the transit-oriented development strawman was
evolving.

Mr. Horwatt commented that having guidelines without a process would be a difficult challenge
and could create needless division. He expressed concern about a quarter mile being an arbitrary
factor without identifying what might contract or expand it. He said the guidelines as now
written lacked a significant change to the existing language in the Plan and could cause
disagreement about the things that were the most sensitive. He said he thought TOD should be
an incentive based system.

Mr. Flanagan agreed with Mr. Horwatt's comments and said that determining the vision of TOD
was more important than determining criteria. He said the existing Plan did not address some of
the issues associated with transit-oriented development and language was needed to address how
those problems could be overcome.

Dr. Bennett noted that Arlington's guidelines had been very specific without the flexibility that
has been discussed by this committee. Chairman Alcorn replied that the details referred to by
Dr. Bennett were in the station plans for Arlington County, which was equivalent to Fairfax's
Area Plans.

Commissioner de la Fe remarked that the guidelines were intended to define what TOD meant in
Fairfax County and that the Planning Commission had been asked, with community input, to
make a recommendation for addressing TOD in the Policy Plan. He agreed with Ms. Ormsby
that much of what the committee had discussed could be found elsewhere in the Comprehensive
Plan and said he did not think that the Planning Commission had been asked to develop the
process for TOD.

Paul Kraucunas said he saw a need for process in the policy because TOD was not normal
zoning activity, would substantially increase density, and would impact surrounding
communities.

Ms. Cate agreed and said that the Policy Plan should not be applied selectively. She said since
TOD was unique with high density, everything should be in place before a development was
considered to be transit-oriented.

Commissioner de la Fe replied that he thought it would be wrong to set density limits for TOD
because it could be addressed during the rezoning process and through the Area Plans Review
process.
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Deborah Smith pointed out that the Metro West development had illustrated the need for TOD
guidelines because the process had not been followed. She said one of the things she liked about
the strawman was the last item concerning phasing of development because it was not addressed
in the Policy Plan.

Dr. Bennett expressed concern about the language in Number 1, Transit Proximity, specifically
where it said density should be concentrated “close to" a transit station. She said "close to"
needed to be defined specifically; whether it was measured from the platform, from the edge of
the parking lot, etc.

Ms. Ormsby noted that the second sentence in Number 1 said TOD could be generally defined as
Y410 %2 mile radius from the station and suggested that "close to" be replaced with ¥4 to ¥2 mile
radius from a station. Dr. Bennett suggested that the distance be calculated from the center point
of the platform. Ms. Cate agreed.

Mr. Horwatt said he did not think anyone disagreed that boundaries should be delineated for each
station, but suggested instead of locking in a distance of ¥4 to %2 miles, unique factors of each
station needed to be considered, such as the interest of stakeholders, housing types, and physical
barriers. He said the best course would be flexible criteria followed by specifics.

Ms. Nicoson agreed and said she supported some flexibility in the definition of TOD because if a
site was constrained on parts of its circumference but one particular area fell outside the
boundary it could offer a unique development opportunity.

Commissioner Byers noted that 30 years ago, when the Comprehensive Plan had first been
published, the Richmond Highway corridor had been designated as commercial from Alexandria
to Fort Belvoir. He said since that time the County had been trying to undo that arbitrary
designation and for that reason the TOD guidelines should be general and flexible with
specificity in the Area Plans.

Mr. Stowers said he did not think how the guidelines got into the Policy Plan or some other
document had to be decided at this point. He expressed concern about Mr. Selden's suggestion
that the Policy Plan be amended first and implementation be addressed later. He recommended
following through on both.

Chairman Alcorn said it seemed to be the consensus that the strawman should be finalized and
contain a description of the process and a framework for implementation, not assuming that it
would necessarily go into the Policy Plan. He asked if there were any objections to this
approach.

Ms. Cate said she wanted the guidelines to set a minimum ratio of residential to commercial
development. Mr. Selden replied that setting ratios would not be a good idea become some
stations did not have significant commercial development, such as West Falls Church, and also
because the Zoning Ordinance allowed for commercial uses such as ground floor deli and service
uses. He said if a certain percentage of commercial was required it could become larger than
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intended. Ms. Cate disagreed because the purpose of transit-oriented development was to get
people out of cars all day long, not just during rush hours. She said that if the guidelines only
addressed residential development, another Vienna Metro West would be created. She said it
was important to have a balance of uses.

Ms. Nicoson pointed out that the four future stations in the Dulles Corridor had an even amount
of residential and office development with 5 to 15 percent retail.

Dr. Bennett commented that research indicated that transit-oriented development should have a
balance of residential, office and retail uses. She said perhaps the area around the Dunn Loring
station, which was predominantly residential, should not be considered TOD.

Chairman Alcorn pointed out that in Number 4, Mix of Land Uses, it was stated that "A balanced
mix of residential, office, retail, service, governmental, institutional and recreational uses should
be provided to encourage a critical mass of pedestrian activity as people live, work, and play in
these areas."

Responding to a question from Dr. Bennett, Mr. Selden said that transit-oriented development
could accomplish different objectives and stations could be predominately office or residential,
nevertheless, such features as connectivity, clustered development near the station to maximize
its accessibility, an affordable mix of housing types, and support services were necessary. He
cautioned against using a cookie cutter approach because each station had unique characteristics.
Mr. Stowers said he thought a range of different types of development should be included.
Chairman Alcorn said the last sentence of Number 4, Mix of Land Use, addressed mix of uses:
"The appropriate mix of uses should be determined by examining the unique characteristics of
each station area."

Mr. Flanagan said he would be disappointed if the TOD recommendations did not address
problems that had occurred with other transit-oriented development in the County.

Chairman Alcorn said additional suggestions for the strawman could be submitted in writing. He
noted that the next meeting would be held on November 1, 2006, at 7:30 p.m., in the Board
Conference Room. He said process and implementation issues and the next step in this process
would be discussed at that time.

I

The meeting was adjourned at 8:05 p.m.
Walter L. Alcorn, Chairman

I
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For a verbatim record of this meeting, reference may be made to the audio recording which can
be found in the Fairfax County, Virginia Planning Commission Office.
Minutes by: Linda B. Rodeffer

Approved on: November 1, 2006

Linda B. Rodeffer, Clerk
Fairfax County Planning Commission

Attachments
Attendance List
Strawman dated 10-12-06
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