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1 [last name first name date comment response n
2
3 The following are comments received on the proposed Plan Amendment (STO7-CW-1CP - Transit-Oriented Development) published in the Staff Report dated
4 January 11, 2007.
These comments are summarized from written comments received by staff, written and non-written testimony at or prior to the Planning Commission Public
Hearing (Feb. 8), and comments received by telephone, through February 28, 2007. The response column reflects Staff's response.
S Many comments have been paraphrased to fit into this format, and this document is intended only as a summary. This document does NOT substitute for full text
of original comments submitted in any format, all of which were provided to the Planning Commission prior to this summary.
6
7
g |Key to Resolution Column
9 |l =Incorporated previously
IR = Incorporated Revision
NI = Not Incorporated
10
TOD PA should include only those things unique to TOD, which is just higher
density mixed-use development. Better format would include a single
11 |Ormsby Sally 12-Jan objective, and more policies, including only those principles unique to TOD. another approach NI
out of scope of this PA as advertised, and
12 |Ormsby Sally PC Policy should also apply to mixed use centers as directed by BOS. NI
Environmental Benefits section is really Environ. Considerations, since it
13 [Ormsby Sally PC includes impacts as well as benefits. See Revisions to Environmental Benefits IR
Combination option provides balance of
Vision for community should retain reference to having plans start with PC and alternatives in strawman and recognizes
MD Supervisors. District Land Use Committees, such as Lee District, should | that good ideas may come from a range of
14 [Amick David 17-Jan be an exception if such language is not incorporated stakeholders NI
Eminent domain should be addressed. Opposed to for commercial purposes,
but good for truly public purpose. If 75% of neighborhood agrees to sell then
commercial devel. Would be ok, but if landowner holds out, devel. Should Out of scope of this amendment, not
15 [Amick David 17-Jan occur around it. specific to TOD NI
TSA bdys for Franc-Spring station should extend beyond current to include Comment appropriate for Area Plan review,
16 [Amick David 17-Jan Inova Healthplex and MetroPark area but out of scope of this policy. NI
Scope determined by consensus at
committee meetings with opening for family
Include bus transit stations in addition to rail transit, i.e. 7 corners, Baileys, of guidelines in the future, which applies to
17 [Riveros Albert 18-Jan which have no rail stations planned. other types of transit NI
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Proximity determined by consensus at
committee meetings, defined as 1/4 - 1/2
TOD parameter should be defined as 1/2 mile radius from rail and bus transit |mile as guideline with Area Plan
18 |Riveros Albert 18-Jan stations delineations NI
Comment appropriate for Area Plan review,
19 |Riveros Albert 18-Jan county should encourage bus/rail stations in revitalization districts but out of scope of this policy. NI
See Revisions to Regional Framework:
TOD guidelines should address commuter traffic from sprawling communities | added coordination with regional
20 [Riveros Albert 18-Jan w/in wash. Metro area, i.e. PW County, Fredericksburg, Fauquier counties. organizations IR
Measuring distance determined by
21 |Bottigheimer | Nat 18-Jan measure distance from station entrance, not platform consensus at committee meetings NI
We hope that the County's TOD policy will place a priority on the need to
preserve and -- as both bus and rail ridership increase -- enhance transit
access facilities within rail transit station areas, and that appropriate
processes and standards are in place to permit the establishment of TOD
plans that explicitly consider and address the inclusion of needed transit and
transit access facilities (such as bus bays, parking, taxis, substations, etc).
Perhaps an element of the public outreach process related to TOD plan
development could include a study process identifying transit facility and
transit access needs as part of plan development? Clarification: I'd want to
underscore the value of obtaining fresh station access demand and station
access facility need information when updating station area plans...in some
places, we have needed to develop access demand information
simultaneously with ongoing planning or development review processes and
that's resulted in some "on the fly" analysis (and in full disclosure, it's
22 |Bottigheimer | Nat 18-Jan appropriate to add that we at WMATA have sometimes been responsible for thi;See Revision to Public Facilities section IR
Recommend that at some point the County consider the relationship between
the intensification of development in transit station areas and the funding of
associated transit facility replacement and/or enhancement. A phenomenon
we've observed system-wide is the identification of transit access needs
without the provision of funds linked to those needs. We would be happy to
work with the County on strategies that assist in this area. We would hope,
though, that the County TOD policy could play a role at a m minimum to
23 |Bottigheimer  Nat 18-Jan |identify this area as one needed further attention. See Revision to Public Facilities section IR
24 [Trempel Rebecca | 5-Feb Support recommendation that TOD should be at rail transit stations only. Transit Proximity I
All TOD projects should also have wide community involvement in all stages of
25 the planning Community Vision I
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26

Bochner

Richard

6-Feb

As WMATA's joint development program is so closely tied to the County’s
proposed TOD policy, | strongly recommend that action on the TOD policy be
deferred until you have an opportunity to review and consider the
recommendations of the WMATA Joint Development Task Force as they
relate to the County’s TOD policy.

timing

n/a

27

Bochner

Richard

6-Feb

Addressing these two potentially conflicting goals [transportation hub and
good design] can be a challenge particularly as the station’s function matures
over time with changing conditions in the stations service area. One way to
address this challenge is to undertake a vision or master planning process at
each transit station. Such a process would attempt to address both the near
term and long range needs at a station.

Implementation

n/a

28

Bochner

Richard

6-Feb

transit agencies need to meet with community groups early and often to
ensure proper coordination of the agencies’ planning and development goals
for the stations.

see Community Vision (re all stakeholders)
and Regional coordination, where transit
agencies referenced specifically.

29

Bochner

Richard

6-Feb

Among the considerations would be the need to accommodate changes in
travel demand such as the need for more parking, changes in bus service,
possible new transportation services introduced into a corridor, or even the
possible reduction in demand resulting from an extension of service further out
(i.e. West Falls Church with the introduction of Dulles corridor Metrorail service
or Vienna with the extension of Metrorail or BRT to the west along 1-66). At the
same time the vision planning needs to consider the access and facility needs
arising from the development of TODs in the area around the station area
including possible modifications to provide effective and attractive access to
the station that's paramount if the TODs are to be successful. And finally, the
vision planning needs to address planned development on the station property
itself.

See Revisions to Public Facilities and
Infrastructure re current data on station
access facilities and demand data.

30

Bochner

Richard

6-Feb

Policy a: expand to refer to "areas of focused growth adjacent to and
including transit station areas including transit station itself

NI

31

Bochner

Richard

6-Feb

include connection btwn TODs and station itself

NI

32

Bochner

Richard

6-Feb

Design: TOD should be oriented to face the station

May be site-specific decision

NI

33

Bochner

Richard

6-Feb

Commuter parking should not be located at periphery. Should be w/in 1000 ft
of station

Alt. Language, not included. See Parking:
location of commuter garages should be
sensitive to pedex and bicycle activity and
adj. neighborhoods

NI
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Community Vision: more focused task forces have been shown to produce Community Vision section developed by
34 |Bochner Richard 6-Feb best results. consensus at TOD Committee meetings NI
Openess and transparency: Include the following language: The County
recognizes that even the best plans can go awry if there is insufficient follow
through. Proffers, TDM commitments, and other assurances both short and
long term related to TOD projects must be vigorously monitored and enforced
in a transparent and accountable manner. Any increased costs incurred to
monitor and enforce provisions of TOD plans should be factored in to the cost
of the project. Citizens should have full access to all data related to ongoing
TOD projects. Such data will be made available on the County's web site
whenever practical. Data that is not practical to supply online will be provided
to members of the public upon request, without requiring residents to go
through state Freedom of Information Act procedures and at no cost in the Community Vision section developed by
case of TOD projects. Citizen panels open to full participation by interested consensus at TOD Committee meetings;
residents should assist in monitoring TOD progress and compliance with Community Vision section addresses
35 |FairGrowth 6-Feb agreed-upon requirements. community participation process. NI
Specific tools are not addressed in
36 |FairGrowth 6-Feb Ensure frequent access to 3-D modeling to community Community Vision section NI
Add to Transit Proximity: The TOD planning process should safeguard lower- See Transit-Proximity: Area Plans provide
density zones ("green belts") outside of transit station area boundaries, and delineations based on these criteria,
provide explicit protections against incidents of "density creep," where higher including presence of existing
37 |FairGrowth 6-Feb density is sought for lower-density areas that border transit station areas. development. NI
Support development approach of focusing TOD projects in close proximity to
38 |Deasy Charleen | 6-Feb rail transit stations Transit Proximity I
Early and continuing involvement of nearby communities in the planning of
TOD projects is essential to ensure compatibility with the character of
adjoining low-density neighborhoods. Transparency in decision making about
allowable uses and degrees of density is of paramount concern to current
39 [Deasy Charleen | 6-Feb residents in the vicinity of a proposed TOD project. Community Vision
Higher density development seems appropriate for those who use heavy rail.
However, bulk of population needs transit better suited to low-density lifestyle.
TOD projects should have well-defined boundaries encompassing areas
immediately around rail transit stations without encroaching into surrounding
40 |Deasy Kevin 6-Feb established low-density neighborhoods. Transit Proximity
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What is the exact scope of this policy? The current draft seems ambiguous,
and potentially self-contradictory. | saw references to rapid rail transit, rail
transit areas designated for mixed use, and just rail. One paragraph, Item 11,
included VRE as an organization the county should communicate with. Does |References to rail transit made consistent
this policy specifically reject high-density mixed use development near VRE throughout - (6) revisions made. Scope
stations? If not, | believe more specific restrictions on the scope of this policy |clarified in 2 places: introduction and
41 |Hall Charlie 6-Feb should be incorporated. transit proximity section. IR
What ridership thresholds should be established for TOD? Ridership in an
urban area may well be higher than at the end of the line, or compared to light
rail, and almost certainly at VRE. Since the goal is to create synergy between
high-frequency transit and development, the omission of any minimum This guidance is specific to particular rail
ridership threshold to guide when TOD is appropriate seems like a significant | lines and may be more appropriate in Area
42 |Hall Charlie 6-Feb gap. Plans, as referenced in the policy NI
Density guidelines. Density is one of the most emotional topics in specific
projects, because it affects everything from traffic to visual impact. While
Paragraph 2 notes that there are differences between projects in urban and
more suburban areas, there is no guidance on how this might affect
appropriate density choices. The same holds true for higher-ridership and Policy defers to Area Plan guidance for
lower-ridership stations. | believe that greater discussion of density would help |appropriate designations on specifics
43 |Hall Charlie 6-Feb the community anticipate what kinds of projects it might expect. related to a particular station. NI
Paragraph 2: It is not clear what guidance is offered by the statement that the
characteristics of surrounding areas should be considered. Compatibility with
surrounding areas is an important goal, and some further guidance may be
appropriate as to whether a reduction in density may be appropriate in more | Incorporated: Station-specific Flexibility,
fully suburban areas, while a higher-density approach may be appropriate in a |and in reference to Area Plans to
44 [Hall Charlie 6-Feb more urban setting. determine specifics for a particular station NI
Paragraph 16: A more specific discussion may be warranted in the paragraph Comment appropriately addressed at the
on phasing, which was a hot issues at MetroWest. | would like a more explicit time of development review (i.e. with
statement that it may be warranted, as a policy goal, not to let a developer proffers), but out of scope of this policy
proceed to later phases if it has not fulfilled earlier elements considered guidance due to site-specific
45 |Hall Charlie 6-Feb essential to the overall success of a project. circumstances. NI
46 |McCleary Hunter PC Support recommendation for Safe, convenient, covered bicycle parking Pedestrian and Bicycle Access I
Pedestrian and Bicycle Access
recommends considering differing
Provide bicycle access beyond TOD areas. 1/4 mile/15 minute walk may lead |distances traveled by pedestrians and
to insular, poorly accessible communities. A better definition would take into  cyclists and providing usable trails beyond
47 [McCleary Hunter PC account that cyclists can travel several miles in 15 minutes the TSA I
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PPEA proposals tend to occur on
PPEA redevelopment within TSA creates inherent conflict with open process  abandoned public facility sites (i.e. old
in Community Vision and Public Facilities and Infrastructure sections. We schools) and are unlikely to occur in TSAs.
48 |Bowman John PC would support PPEA proposals within TSAs being subject to these guidelines. PPEA is subject to Plan guidance. I
This statement was intended to provide
We disagree with language [in staff report] which states most development will support for recommending additional
be redevelopment. We feel that cumulative damage to SWM will be quite improvements in quality of runoff, beyond
detrimental as a result of multiple "redevelopments" each of which are PFM for TODs, even if considered
49 |Bowman John PC considered "neutral". redevelopment. I
We hope that transit proximity language protecting existing neighborhoods will
help prevent spot changes to significantly increase density over that planned
50 |Bowman John PC in existing neighborhoods far from transit Implementation n/a
The Audubon Naturalist Society is pleased to support the addition of the
proposed TOD language to the Comprehensive Plan. This language should
effectively guide the development of Fairfax County’s rail and transit stations
while adequately protecting the surrounding more suburban neighborhoods
51 |Koch Stella 8-Feb and open space. n/a |
We would ask that these principles be applied to both current and future rail See Intro to Obj: "existing or planned rail
stations. We support the language that allows for flexibility in defining the stations". Also policies address future
parameters of TOD areas according to varying geographic and community planning (future) and development review
52 |Koch Stella 8-Feb needs. (current) |
We have some concerns about the parking and pricing policies and suggest
that further considerations be made and a clear more TOD oriented parking Countywide comment - out of scope of this
53 |Koch Stella 8-Feb policy be established for the county. amendment NI
This wouldn't address commuter rail;
clarified with revisions to intro and transit
54 Would like to see clarification to rail: add "heavy and light" proximity IR
Maintain flexibility to adjust boundaries from 1/2 mile radius - i.e. Merrifield as
55 best example. However, any such expansion must be strongly justified. Transit Proximity
Pedestrian and Bicycle Access
recommends considering differing
Ped/bikes: guideline calls for trails beyond TSA, but TSA not well defined. It |distances traveled by pedestrians and
is critical that trails and on-road bike lanes extend beyond the TOD and link to  cyclists and providing usable trails beyond
56 [Deidrich Roger PC other destinations, offering alt. to auto trips the TSA I
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Need minimum ratio or percentages for mix of use, not just reference to Area
Plans. But for now suggest requiring full disclosure of land use categories, in | This guidance is site specific, and out of
percentages, before and after proposed TOD would be built to be part of scope of this policy. These details may be
application. Allows comparison of these values to similar values at known appropriate for Area Plans, as referenced
57 |Deidrich Roger PC successful projects in similar environments in this Policy. NI
Design: "Encourage Excellence in urban
58 [Deidrich Roger PC Good design should be "essential" not just "encouraged" design" is summary principle. NI
Parking: how about time of day pricing, like with HOT lanes, to reduce need |Countywide comment - out of scope of this
59 |Deidrich Roger PC for parking? amendment NI
Vision: Suggest combination option of Community Vision - we are stuck in
APR approach which is not good enough - need to start with a broader view
60 |Deidrich Roger PC then focus down on each site. Community Vision
Insert: "use a broad regional planning process to identify potential and Regional Coordination occurs at a higher
targeted TSAs to be further planned" after the second sentence of the level - we look at implications of future
Alternative/Additional language. Both COG/TPB and USEPA have programs  growth on a regional basis, and BOS may
61 [Deidrich Roger PC to support local TOD planning that Fairfax County should consider accessing. |choose to incorporate if appropriate NI
Phasing: an area that can be a problem, and hopefully can be improved by
setting out a schedule and building in mitigating measures during construction.
Example of area where county needs to do extra diligence to avoid opposition
to future projects. Need to add enforcement to guidelines. County already
uses fines for not meeting TDMs, so need more clarity on how other
operational measures will be followed through - i.e. as part of LDS make
62 [Deidrich Roger PC available status of proffers being met during construction and beyond. Implementation NI
63 [Schwartz Stewart |PC Transportation emissions and global warming can be addressed in TOD See Environmental Benefits n/a
out of scope of this PA as advertised, and
64 |Schwartz Stewart |PC Agree with Sally to include these guidelines for mixed use centers as directed by BOS. NI
Parking (on-street parking referenced,
Support parallel parking. A great traffic calming devise, as well as reduces though parallel parking not specifically
65 |Schwartz Stewart PC structured parking need referenced) |
The TOD area may be generally defined as, but not limited to, a % mile
radius from the station platform, with density and intensity tapering to a % mile
radius from the station platform [or a 5-10 minute walk]. Station-specific
delineations should allow for the consideration of conditions such as roads,
topography, or existing development that would reduce or increase the
frequency of pedestrian usage of transit and therefore reduce or increase the
expected walking distance to a station within which higher intensity
66 |Schwartz Stewart PC development may be appropriate. see edits to Transit Proximity IR
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Guidelines built around pedestrian walking
67 |Schwartz Stewart |PC Bike circulation - add distance people are willing to "walk or bike" distance NI
Scope determined by consensus at
committee meetings with opening for family
Current or future - should be open to BRT with dedicated lanes with similar of guidelines in the future, which applies to
68 [Schwartz Stewart |PC capacity to rail, and also to permanent bus transit centers. other types of transit NI
Collaboration is good, but include more description/recommendation for use of 'Specific tools are not addressed in
69 [Schwartz Stewart |PC visualization tools Community Vision section NI
CTOD. The New Transit Town. 2004 (124). Streetscape, urban design,
building orientation, and public places all influence the decision to walk. Itis
particularly important that surrounding neighborhoods have quality pedestrian
70 |Schwartz Stewart |PC connections to the development without gaps or major barriers. these concepts covered NI
EPA, Getting to Smart Growth . 2003 (35) Due to pedestrian amenities,
pedestrians in Copenhagen are willing to walk more than a % mile to get to
71 |Schwartz Stewart |PC transit, on average. these concepts covered NI
Georgia DOT. Pedestrian and Streetscape Guide . 2003 (12). Acceptable
walking distances will vary depending on geography, climate conditions, and
land use patterns. The distance pedestrians will travel is also influenced by the
weather, the time of day, demographics, the purpose of their trip, and many
72 |Schwartz Stewart PC other factors these concepts covered NI
City of Denver. Design Guidelines for Denver Landmarks and Landmark
Districts. Jan 2004. “Pedestrian friendly” is a measure of the quality of an
environment from the perspective of a person on foot. A pedestrian friendly
environment is a place where people can enjoy public life in a comfortable
setting. . . including approaches to land use, building design, historic
preservation, streetscape design, transportation, mobility, traffic management,
73 |Schwartz Stewart PC parking and economic development. these concepts covered NI
We recommend that follow-on measures be taken by the County to more
effectively implement TOD, including staff specifically assigned to oversee
TOD and mixed-use corridor planning along with the necessary funding.
Updated sector plans should be developed using the collaborative processes
recommended in these guidelines and using the latest visualization and
74 |Schwartz Stewart PC design tools. Implementation NI
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There is a fear that TOD will be a subterfuge for density — we shouldn’t let that
fear get in the way. Should these factors apply to mixed-use centers? Maybe,
but TOD is worthy of standing alone — TOD requires much more rigorous Proposed as TOD policy. Application to
standards than mixed-use centers —i.e. pedestrian access and trails. We mixed use centers would be out of scope
75 [Horwatt Michael |PC need a continuing rigorous focus on TOD. of advertisement or BOS directive I
Advocate in favor of preserving 1/2 mile area as outer boundary of TOD area -
Arrowbrook is good example of where areas that should be within TOD are incorporated: Transit Proximity - Area
76 |Fairfield Jeff PC beyond 1/4 mile, but within 1/2 mile. Plans should determine
Distance and wording of this section
If the intent of the language is to stay w/in 1/2 mile area, can be stated more  determined by participants in TOD
77 |Fairfield Jeff PC clearly. If not, should clarify that as well. Committee meetings NI
Reference to "certain" rail transit stations - does this imply there are transit
stations not suitable for TOD projects? Is staff developing criteria that will be  incorporated: Transit Proximity - Area
78 [Bennett Jody PC used to determine if a rail transit station is appropriate for TOD? Plans should determine
"generally" should not precede 1/4 - 1/2 mile radius in definition of TOD 1/4-1/2 mile is a general guideline. Criteria
nationwide. Boundaries should be defined exactly. Guidelines include for setting specific boundaries should be
disclaimers for setting guidelines: topography, existing developments, clearly delineated in Area Plans based on
79 [Bennett Jody PC overcoming barriers, safe, comfortable, interesting walk criteria laid out here. I
All criteria, with radius circle as a general
guideline. See rewrite of Transit Proximity,
intended to clarify, but not change
80 |Bennett Jody PC What criteria? Radius circle, or safe, comfortable and interesting walk meaning. IR
Criteria are silent in regards to putting TOD with densities higher than existing
neighborhoods. Here is an opportunity to address adequate public facilities to | See revision to Public Facilities and
accommodate increase in density. If language is in Plan, applicatations that | Infrastructure: using current access and
negatively affect infrastructure can be turned down. If citizens in these demand data. Also see non-degradation
neighborhoods are being asked to embrace TODs, then guidelines must policy in Transportation and Traffic section
81 |Bennett Jody PC specifically identify transportation and facilities impacts. (as previously proposed). IR
Can language be inserted that assures more community participation and
outreach in planning and design of TOD projects, as | understand occurred in
Arlington? When same players appear on Task forces, citizens on sidelines
82 |Bennett Jody PC feel disenfranchised. See Community Vision section
Pedestrian and bicycle access: Encouraged is not strong enough. Use Pedestrian and bicycle access is a
83 |Bennett Jody PC "shall" of goal is to have pedestrian and bicycle-oriented community. principle. NI
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Mix of land uses: need statement including examination of unique
characteristics of adjacent neighborhoods as well. Also need study of See station-specific Flexibility which
84 |Bennett Jody PC economic impacts of new TOD on established communities/businesses. references "larger surrounding area" I
85 |Bennett Jody PC Housing Affordability: encourage is too loose. See Revisions to Housing Affordability IR
Transportation: include examination of impacts beyond TOD area.
Reference to traffic flow on adjacent arterials serving the TOD, recommended
remedy is to place dollars into a fund is not adequate, if something like a
Silver line won't even reduce congestion. There should also be modeling to  |Intention of monetary contributions is
visualize trans. impacts on adjacent neighborhoods. How can this guideline intended to enable application of other
86 |Bennett Jody PC be strengthened beyond putting mitigation money in a fund? techniques to minimize delays. NI
Implementation - Development Review/Site
87 |Bennett Jody PC Phasing: project monitoring is not mentioned, and should be included here.  Plan process/Proffers NI
88 Did we come up with a way of measuring trip reduction? Need to research n/a
Believe in having a bright line defining TOD boundaries, and this line should
89 [Lawrence Ken PC be drawn at the Area Plan level incorporated I
Buildings: add language about roofs that can handle weight loads for
technologies such as extensive or intensive green roofs or extensive solar
arrays - while technology may not be here yet, if roofs don't support that
90 weight, buildings cannot be retrofitted in the future. difficult to incorporate in proffers NI
The policy should affirmatively encourage supplemental transit systems to
funnel people INTO the TOD area. By focusing only on road improvements
(or lack of degradation) and parking, the policy assumes the continuation of a |Pedestrian and Bicycle Access section
car culture. The TOD policy should affirmatively encourage the development recommends considering differing
of public access routes TO the transit hub. And this should not be limited to distances traveled by pedex and bikes and
circulating shuttles, or trams, or buses, but also affirmatively encourage providng usable trails beyond the TSA,;
91 [Reyher Deborah |[PC connection to the County’s interconnecting parks and bike trails. See revision to Open Space section. IR
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The policy, as an amendment to the Comprehensive Plan, should also make it
plain that density increases in TOD areas WILL be balanced by a commitment
to preserve lesser density “green belts.” As drafted, the policy will simply allow
density creep in future APR cycles after a TOD project is approved, and
eventually all our stable, tree canopied neighborhoods will be re-developed at
higher densities due to the proximity of a TOD area. | cannot stress this
strongly enough, as itis ONLY in the Comprehensive Plan, NOT at the
zoning stage, that the balance between high density TOD areas and
lower density “green belts” can be protected. Itis imperative to include
language ensuring that once a TOD is approved, any APR or re-zoning Policy defers to Area Plan guidance for
applications to increase density in a surrounding area will face a strong  appropriate designations on specifics
92 |Reyher Deborah PC presumption of continuing lower density. related to a particular station. NI
The policy should be more specific about protecting our watersheds and tree
canopy. ltis indisputable that TODs will greatly increase impervious surface
and decrease tree canopy. We have to deal with that directly and not just
assume there will be “environmental benefits” elsewhere. In addition, while
preserving tree canopy has long been known to improve air quality, new Stream Valley protection incorporated in
research shows that mere exposure to traffic fumes can dramatically decease Open Space Section. Also see tree
heart rate and may be responsible for the increase in heart attacks observed | preservation policy in Environment Policy
93 [Reyher Deborah |[PC in urban settings on smoggy days. Plan. NI
In sum, TODs should not be located in stream valleys, ever, and there should
be some affirmative requirement to protect streams and preserve tree canopy,
if not within the TOD area, then as part of a policy of protecting surrounding
94 |Reyher Deborah |PC “green belts” as discussed above. See Environment Policy Plan NI
95 |Turner Keith 8-Feb Introduction to Obj: Development of TOD See edit IR
This policy defines and refers to TOD area
Concerned about limitations to development of Tysons Corner due to limitation as 1/4-1/2 mile, however, policy does not
to 5-10 minute walk from station area. Insert in appendix: In areas of the preclude Plan from recommending similar
county planned and designated for urban patterns of development, TOD may 'mixed-use development in employment
also be extended along transit served corridors leading to rail stations, in centers in those areas designated as
96 |Turner Keith 8-Feb accordance with station area planning principles and process set forth here"  appropriate in Area Plans. NI
Transit proximity: include "reduce or facilitate" and "reduce or extend" and in
97 |Turner Keith 8-Feb italics: "above or at the rail station" see edits to Transit Proximity IR
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98

Turner

Keith

8-Feb

Transit Proximity: add "where appropriate and consistent with county plans,
station area plans should also acknowledge the potential extension of transit-
oriented development along transit corridors serving the station.

It should be noted that where stations are
less than 1/2 mile apart, 14/-1/2 mile
defined proximity could incorporate the
transit corridor under this policy as
proposed

NI

99

100

101

102

103

Turner

Keith

8-Feb

Mix of land uses: " .. .by examining the unique SITE SPECIFIC
characteristics. . ."

COMMENTS ADDED AFTER February 16, 2007 Posting of Revisions to be considered

Edmondson

James

19-Feb

A factor that must be considered is the placement of affordable units in a
residential or mixed-use TODs. | urge that the County adopt a policy that
permits a developer or a group of developers to aggregate workforce units,
particularly for-sale workforce units, in a parcel or parcels, rather than
requiring that they be incorporated in a structure with market-rate units. The
reasons for this are very significant and relate to cost and control the housing
assets. First, aggregating the units in this way is analogous to the grouping of
ADUs in the form of townhouses in a single-family subdivision of more
expensive homes. The size and configuration of ADUs can result in very
attractive housing, not identifiable as “affordable housing” from the curb.
Putting the workforce units together on a site creates economies of scale and
permits design elements that result in lower costs and therefore lower prices
for the housing, but makes them compatible with the larger community. The
same logic and effect apply with higher density housing product in areas in
transit corridors and in commercial and industrial zones where residential uses '

unique and site-specific have similar
meaning

Continued below.

NI

104

Edmondson

James

19-Feb

The cost of workforce housing at reasonable scale can be held down by many
factors, if the units are produced and financed separately from market-rate
housing. The factors include these:

Continued below.

105

Edmondson

James

19-Feb

We do NOT suggest that the reason for doing this is to push workforce
housing away from the transit stops or in distant reaches of the County. We
agree absolutely with the goal of keeping such housing in the immediate
vicinity of transit stations and corridors as stated in section 5 of the draft plan.
We urge you not to interpret the term “within the residential component of
a TOD” in Section 5, Housing Affordability of the Guidelines to preclude the
aggregation of land for or units of workforce housing in other sections of a
larger transit-oriented area. If landowners and developers are able to
complete such aggregations, then the outcome for the County will be

enhanced, and the housing will be more affordable.

See Revisions to Affordable Housing:
incorporation of aggregated
affordable/workforce housing if it generates
additional units.
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| believe the proposed revision to the first sentence in item no. 1 entitled
“Transit Proximity and Station Area Boundaries” is an improvement. However,
I would suggest the following substitute text as a more clear expression of
what | believe is intended: “This TOD area may be generally defined as a ¥4
mile radius from the station platform, although it may in appropriate
cases include areas within the % radius, or within a 5-10 minute walk, of
the station platform, but with density and intensity tapering down as
distance from the platform increases, subject to site specific Incorporated edit attempts to balance
106|Fairfield Jeff 23-Feb considerations.” range of comments on this description. NI
Transit station areas within an urban center should be integrated into the
overall planning fabric of the urban center. (This would cover the design
elements that are shredded out in the draft, i.e. intensity, mix, infra,
connectivity, etc. ; the alternative would be to have some statement like that in
107|Lawrence Ken 23-Feb each of the separate paras on the topics in the draft.) See edit to Station-specific flexibility. IR
Pedestrian and Bicycle access: "Techniques to encourage maximum See Pedestrian and Bicycle Access -
108|McCleary Hunter 25-Feb pedestrian and bicycle access SHALL include . . . " change verb to "must" IR
Street Design: "Create a grid of safe, attractive streets which-provide-
connectivity- throughoutthe-site-and-to-and-from-adjacent- that are designed
and operated to enable safe access for all users and which provide See edits to Street Design: added "for all
109|McCleary Hunter 25-Feb |connectivity throughout the site and to and from adjacent areas." users" IR
Parking: "The use of maximum parking requirements, requiring no more than Listing of techniges here does not provide
110|McCleary Hunter 25-Feb 1 space per living unit, shared use parking facilities . . ." that level of detail. NI
Edit to Street Design lessens emphasis on
Transportation and Traffic: "Traffic-calming measures, including bike lanes, |vehicular traffic to balance emphasis on all
111|McCleary Hunter 25-Feb design techniques . . ." modes of transportation NI
Transportation and Traffic: "The impacts on roads : Where applicable, a
112|McCleary Hunter 25-Feb higher level of delay is acceptable for motorized traffic within TOD . . ." clarification - insert "vehicular" IR
Transportation and Traffic: "A high level of service should be maintained for  Direct pathways may include on-road bike
pedestrians and cyclists, including safety and security, direct pathways, on-  routes, or may alternatively incorporate
113|McCleary Hunter 25-Feb road bicycle routes, reasonable grades . . ." other pathsitrails NI
Phasing: Phasing the development can minimize the potential impacts on the
surrounding community and increase amenities for residents, employees, and Phasing section addresses bicycle and
visitors within the transit-oriented development area. Plans to include pedestrian plans through ALL phases of
pedestrian and bicycle shall be included early in the development the development, not just early in the
114|McCleary Hunter 25-Feb process to allow proper non-motorized access . . ." process. NI
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115

Boulter

Doug

26-Feb

Introduction: Remove the words "sprawl and" from this sentence: "TOD is the
result of a deliberate planning strategy for reducing sprawl and automobile
dependency": To reduce "sprawl," i.e. low density development, one would
have to eliminate low density residential neighborhoods, existing office
buildings, and existing retail centers elsewhere and replace them with open
space. TOD, therefore, does not speak to reducing "sprawl." Rather, it speaks
to accommodating future residential/retail/commercial demand. Because in
most of Fairfax County there is no vacant land for additional large scale low-
density residential or retail growth, TOD won't even be precluding future
"sprawl" in the County because there is nowhere left for it. Therefore either
the Plan is attempting to influence what gets developed in outlying counties or
it is advocating wholesale redevelopment of existing low density
neighborhoods, neither of which | believe the Planning Commission and BOS
intend.

The description here is intended in general
sense, providing a reference to a means
for accomodating growth in compact areas.

NI

116

Boulter

Doug

26-Feb

Introduction: Substitute the word "trips" for "dependency. "TOD is the result of
a deliberate planning strategy for reducing sprawl and automobile
dependency": We can be reasonably sure that there will be some automobile
trip reduction among people living or working in TOD areas. "Dependency" is a
vague term that might mean just trips, but might also mean doing without an
automobile entirely. There's no evidence for this. Use the more specific term.

The broader term better states the goals of
TOD.

NI

117

Boulter

Doug

26-Feb

Housing Affordability: Add this sentence. "Where TOD occurs in areas of pre-
existing affordable housing units, TOD should not reduce the total number of
affordable housing units by more than 10%.": In many development proposals,
provision of affordable units is very limited. In areas such as those near the
Huntington Station, much of the entire surrounding area is affordable housing,
and mixed use development would result in a substantial net loss of such
housing.

Covered by Neighborhood Redevelopment
Policy (Land Use Policy Plan, Objective
11).

NI
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118

Boulter

Doug

26-Feb

Transportation and Traffic: Second bullet: “A design that accommodates, but
minimizes single occupant vehicle trips. Additional measures to minimize
single occupant vehicle trips, including Transportation Demand Management
measures, should be identified and applied.” COMMENT: Add the following
sentence to this bullet. "However, recognizing that many, often a majority, of
users of the transit will arrive at the station by automobile, TOD must preserve
the net number of parking spaces and should increase the number of such
spaces where possible." RATIONALE: Many of the users of Metro come by
car, either because they aren't adequately served by transit to the station, or
because they choose not to use it. The County should not increase
automobile trips (or their distance) by forcing drivers away from Metro stations
because they can't find a place to park. Itis a sad fact that parking is
unavailable at many Metro stations after 8:30 (or earlier) in the morning.

Level of detail appropriate for Area Plans.

NI

119

Hall

Charlie

26-Feb

Here is my suggested addition to the section on phasing. It would allow exactly
the kind of zoning language that was included in MetroWest. Add the following
at the end of this section: “Because mixed-use TOD projects rely heavily on
synergy to reduce automobile use and provide necessary services on site, in
some cases phasing can be a tool to insure the overall integrity of a project.
Where specific elements are considered essential to a development's overall
success, it is appropriate to make later phases of a project contingent on the
prior completion of such essential elements. “

See Edits to Phasing

120

Bennet
Reyher

Jody
Deborah

26-Feb

Glossary Definition: “ . ... Well-planned TOD should incorporate good
design principles and an appropriate mix of uses around rail transit stations to
help promote transit usage and create vibrant neighborhood centers at these
locations.”

Grammatical improvement

121

Bennet
Reyher

Jody
Deborah

26-Feb

Intro: “....TOD is the result of a deliberate planning strategy for reducing
sprawl and automobile dependency by focusing mederate medium to high
density growth around planned and existing transit stations while protecting
surrounding stable neighborhoods. ...”

See edit to Introduction

122

Bennet
Reyher

Jody
Deborah

26-Feb

Transit Proximity and Station Area Boundaries: add new first sentence: A
TOD area has a center with a rail transit station surrounded by moderate
to high-density development, with progressively lower-density spreading
outwards.

Conflict with other concepts in the
proposed language re station-specific
flexibility.

NI
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Transit Proximity: “Station-specific delineations should allow for the
consideration of conditions such as roads, topography, or existing
development that would reduce affect the frequency of pedestrian and
bicyclist usage of transit and therefore reduce affect the expected walking
and biking distance to a station within which higher intensity development
may be appropriate. Higher intensities within the delineated area may be
appropriate if barriers are overcome and demonstrable opportunities exist to
Bennet Jody provide pedestrians and bicyclists a safe, comfortable and interesting TOD defined here is not based on biking
123|Reyher Deborah | 26-Feb walkroute in the TOD area.te-transit.” distance to the station. NI
Transit Proximity: Move this sentence to Mix of Use: “. Based upon these This comment refers to distributing
criteria guidelines and a recognition of the respective differences in service  density/intensity throughout the TOD area,
levels and capacity of heavy rail, commuter rail and light rail transit which not to the specific mix of uses, which does
Bennet Jody influence the overall density and intensity appropriate for a particular station not necessarily affect density. Seems
124|Reyher Deborah | 26-Feb area.” more appropriate here than in Mix of Use. |NI
Transit Proximity: Add this sentence to end of this section: “In recognition of
the unavoidable impacts of TOD on surrounding neighborhoods, public
infrastructure, and the environment, Area Plans should provide for the See edit to Transit Proximity which
Bennet Jody increased protection of surrounding stable neighborhoods in subsequent APR  attempts to capture this concept (focusing
125|Reyher Deborah | 26-Feb cycles and re-zonings, to preserve green belt areas and avoid density- creep.” density toward the station) NI
Bennet Jody Pedestrian and Bicycle Access: Encourage Provide for safe pedestrian and
126|Reyher Deborah | 26-Feb bicycle travel to and from and within the station area. See edit to Pedestrian and Bicycle Access IR
Pedestrian and Bic. Access: “Non-motorized access and circulation is a
Bennet Jody critical feature shoeuld-be-encouraged within TODs. Techniques to
127|Reyher Deborah | 26-Feb enrceurage promote..." See edit to Pedestrian and Bicycle Access IR
Mix of Land Uses: Add this sentence from Transit Proximity (with changes in
bold): “Based upon these eriteria guidelines and a recognition of the
respective differences in service levels and capacity of heavy rail, commuter  This section does not discuss
Bennet Jody rail and light rail transit can whieh influence the overall density and intensity | density/intensity, it addresses mix of use,
128|Reyher Deborah | 26-Feb appropriate for a particular station area.” which may be independent of density NI
Housing Affordability: “. ... Housing should be provided within the residential
component of a TOD for low and moderate income residents and for seniors.
Affordable heusing-and workforce housing should be provided on-site or, if an
alternative location can provide a substantially greater number of units, in
adjacent areas within the TOD. ; and hHeousingforseniors-is-are-
Bennet Jody eRcoutag entfeasible—withinthe residential-compone Housing for seniors addressed seperately
129|Reyher Deborah | 26-Feb FOb— from Affordable and Workforce housing. NI
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Parking: “Efforts to provide urban design elements such as on-street parking,
Bennet Jody placement of parking structures underground and minimizing surface parking
130|Reyher Deborah | 26-Feb lots sheuld-be are encouraged. . . ." See edit to Parking IR
Transportation and Traffic: 3 bullet: * Traffic-calming measures, design
Bennet Jody techniques and road alignment whieh that balance pedestrian accessibility
131|Reyher Deborah | 26-Feb and vehicular access.” Grammatical error IR
Vision for the Community: “ . . .and (5) continuing stakeholder involvement on
Bennet Jody a collaborative basis in framing development proposals ultimately considered
132|Reyher Deborah | 26-Feb for specific parcels.” Grammatical error IR
Environmental Benefits: “. .. .Potential negative environmental impacts of
proposed development, {such as impacts on mature trees, stormwater-
management, increases in impervious surfaces, and stream degradation,
of proposed-development-should be examined and mitigated-te-minimized
Bennet Jody potentialnegative-impaets. Low Impact Development Techniques, such as | See alternative edits to Environmental
133|Reyher Deborah | 26-Feb rain gardens and green roofs, . .." Benefits section NI
Open Space: “. . . .Transit-oriented development plans should provide
opportunitiesfor amenities such as public gathering spaces, civic focal
points, plazas and open green space and offer a variety of activities such as
dining, casual games and recreation, performances, visual arts and special
Bennet Jody events. ... Transit-oriented development plans Efferts should also
134|Reyher Deborah | 26-Feb incorporate open space. . ." See edits to Open Space IR
Public Facilities and Infrastructure: “. . . impacts include those on schools,
Bennet Jody parks, libraries, police, fire and rescue, sewers, stormwater management and See edit to Public Facilities and
135|Reyher Deborah | 26-Feb other publicly owned community facilities. . . .” Infrastructure IR
Associatio
136|Reston n 22-Feb |Strongly support "broadly inclusive, collaborative community process See Community Vision I
Suport flexibility in defining TOD boundaries, i.e. some stable neighborhoods
within 1/4 mile of Wiehle Avenue Station are not appropriate for high density
Associatio development, configuration of Reston Center for Industry and Government
137|Reston n 22-Feb |along Dulles Highway may make it logical to extend TOD up to 3/4 mile See Station-specific Flexibility
Best to establish TOD districts on a case-by-case basis, initially using the
countywide guidelines. Such boundaries should be established only after
Associatio extensive community involvement in the planning process, ultimately leading
138|Reston n 22-Feb to public hearings before the Planning Commission and Board of Supervisors |See Community Vision I
Supports emphasis on effective system of pedestrian and bicycle-friendly Proximity determined by consensus at
access. But concerned that rigid 5-10 minute walk criteria for defining TOD committee meetings, defined as 1/4 - 1/2
Associatio may be too constricting if walk could be made more pleasant, interesting and | mile as guideline with Area Plan
139|Reston n 22-Feb|safe. delineations NI
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140

Reston

Associatio
n

22-Feb

Support emphasis on balanced mix of uses.

See Mix of Uses

141

Reston

Associatio
n

22-Feb

As stressed in Wiehle Avenue Station TOD guidelines developed by
Restonians, the Asssociation strongly urges imaginative, effective, and
environmentally and economically sound urban design of buildings and
spaces around transit stations unconstrained by existing ordinances and
policy dictates no longer applicable in TOD settings.

See Urban Design and Open Space

142

Reston

Associatio
n

22-Feb

Support traffic access policies that promote community-wide feeder bus
system and HOV access to station areas while discouraging the need for
SOV. Where possible, dedicated lands should be established for feeder
buses and HOV

See Transportation and Traffic, addressing
feeder bus system

NI

143

Reston

Associatiol

22-Feb

Urge county to make it a priority to pursue funding in efforts to provide
essential urban amenities and necessary infrastructure that cannot be readily
provided by the developers. The present process of relying primarily upoln
proffers and other developer-based initiatives does not meet many essential
needs.

Implementation

NI

144

Mitchell

Jack

27-Feb

Remove “but not planned for transit-oriented development” from this sentence
in the Transit Proximity and Station Area Boundaries section. All
neighborhoods should be protected: “To protect existing neighborhoods in the
vicinity of transit but-netplanned-fortransit-oriented-development, Area Plans
should include clearly delineated boundaries for transit-oriented development
based upon these criteria”

See edit to Transit Proximity which
attempts to capture this concept (focusing
density toward the station)

NI

145

Pastorkovich

Steve

27-Feb

Vision for the Community. Add the following: "Members of the community will
have frequent and easy access to 3-D modeling of any TOD proposals. This
sort of tool provides residents with a frame of reference that effectively imparts
a great deal of information that is not easily gleaned from technical
descriptions that are replete with terminology rarely found outside of planning
proposals and amendments. Such modeling is an important way to convey
impacts to communities, without requiring citizens to become immersed in
jargon specific to the planning and development industries."

Specific tools are not addressed in
Community Vision section

NI
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146

Pastorkovich

Steve

27-Feb

Page 9, add a new heading and text: 17. Oversight, Enforcement, and
Transparency: "The County recognizes that even the best plans can go awry
if there is insufficient follow through. Proffers, TDM commitments, and other
assurances both short and long term related to TOD projects must be
vigorously monitored and enforced in a transparent and accountable manner.
Any increased costs incurred to monitor and enforce provisions of TOD plans
should be factored in to the cost of the project. "Citizens should have full
access to all data related to ongoing TOD projects. Such data will be made
available on the County's web site whenever practical. Data that is not
practical to supply online will be provided to members of the public upon
request, without requiring residents to go through state Freedom of
Information Act procedures and at no cost in the case of TOD projects. Citizen
panels open to full participation by interested residents should assist in
monitoring TOD progress and compliance with agreed-upon requirements."

Community Vision section addresses
community participation process.

NI

147

148

149

150

151

Pastorkovich

Steve

27-Feb

| concur with this suggestion: "In recognition of the unavoidable impacts of
TOD on surrounding neighborhoods, public infrastructure, and the
environment, Area Plans should provide for the increased protection of
surrounding stable neighborhoods in subsequent APR cycles and re-zonings,
to preserve green belt areas and avoid density- creep.”

COMMENTS RECEIVED AFTER February 27 Posting of Revisions to be Considered

Deidrich

Roger

28-Feb

Phasing: It may also be appropriate, when a development's overall success
depends upon certain specific elements, to make later phases contingent on
completion of those elements on a pro-rata basis.

See edit to Transit Proximity which
attempts to capture this concept (focusing
density toward the station)

Detail would be appropriate in proffers

NI

NI

152

Miller

David

28-Feb

I would like the plan to DELETE the section on "Housing Affordability”
currently numbered as section 5. | am of the general belief that private
industry should be responsible for deciding what sort of units to build, and the
free market economy should decide who will buy and live in the units.

Consistent with other policies on housing

NI

153

Bennett

Jody

27-Feb

Transit Proximity: Line 2. Shouldn't the word criteria be changed to guidelines
in order to be consistent?

criteria refers to those listed in this
paragraph

NI
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