Planning Commission Meeting
July 15, 2009
Verbatim Excerpt

BRAC APR 08-1V-10S — Lee District

Markup Session (Public Hearing held on June 24, 2009)

Commissioner Lusk: For BRAC nomination Roman numeral 8 - - excuse me - - 08- 1VV-10S
proposes office or office and hotel use at an intensity up to a 1.5 FAR. The BRAC APR Task
Force recommends approval of the nomination with additional conditions, such as building
height limitations, restrictions on vehicular access, right-of-way dedication, and substantial and
logical parcel consolidation. The Lee District Land Use Committee supports the Task Force
alternative. Staff supports the Task Force conditions with additional conditions, such as
provision of a coordinated plan to enable compatibility with the existing Metro Park
development, tapering of building heights, limiting the height of structured parking, minimizing
front yard setbacks and surface parking along internal roads, and implementing a Transportation
Demand Management (TDM) program. | support the staff alternative because it provides an
opportunity for this neighborhood to redevelop in a similar manner as the adjacent Metro Park
development. Metro Park is one of the most successful office parks in Lee District and has
landed a number of recent BRAC- related tenants in the past year, including Stanley Inc., DCS
Corporation, and The Tauri Group. In the Plan text, | recommend including additional
conditions to address the provision of usable open space, buildings designed to meet the criteria
for LEED Silver green building certification, and contributions to a road fund. Planning the
subject area for office use could benefit Fort Belvoir because jobs supportive of the installation
and other BRAC-related activities could locate there. Moreover, the implementation of this
nomination would provide the opportunity to expand the existing Metro Park development.
Therefore, Mr. Chairman, FOR BRAC APR ITEM 08-1V-10S, | MOVE THAT THE
PLANNING COMMISSION RECOMMEND APPROVAL OF - -

Chairman Murphy: The staff alternative.

Commissioner Lusk: - - THE STAFF ALTERNATIVE, FOUND ON PAGES 10 THROUGH
12 OF THIS HANDOUT DATED JULY 15, 2009.

Chairman Murphy: Without objection.
1
(The motion carried unanimously with Commissioner Hall absent from the meeting.)

KAD
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BRAC APR 08-1V-1FS — Lee District

Markup Session (Public Hearing held on June 24, 2009)

Commissioner Lusk: Thank you, Mr. Chairman. APR Item 08-1V-1FS. In the original
nomination, it was proposed for office and retail use up to a 1.6 FAR. The BRAC Task Force
recommended an alternative to the nomination to allow mixed use with predominantly office up
to a 1.0 FAR with a maximum height of 100 feet. Staff and the Lee District Land Use
Committee recommend allowing an office option up to a .5 FAR. And the location is not within
a distance of the Metro station where a significant reduction in vehicle trips could be expected.
The property is situated close to the intersection of Loisdale Road and Springfield Center Drive,
which creates a constraint in providing access to the site at the proper distance from the
intersection. This site is also located next to Loisdale Estates, a single-family residential
neighborhood, with very little buffer between them. Since the land area is already nearly
completely covered by development at under .5 FAR, additional square footage and structured
parking would unfortunately necessitate taller buildings. In addition, with other amendments for
increased office intensity either recommended by staff and the community or recently adopted in
the area to support BRAC-related activities, the immediate need for jobs proposed by this
amendment is not clearly justified. Therefore, Mr. Chairman, FOR BRAC APR ITEM 08-1V-
1FS, | MOVE THAT THE PLANNING COMMISSION APPROVE THE STAFF
ALTERNATIVE FOR AN OPTION FOR OFFICE USE UP TO .5 FAR, AS SHOWN IN THE
TEXT BELOW ON PAGES 1 THROUGH 2 OF THIS HANDOUT DATED JULY 15, 2009.

Chairman Murphy: Without objection.
1
(The motion carried unanimously with Commissioner Hall absent from the meeting.)

KAD
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Commissioner Lusk: For BRAC APR Item 08-1V-2FS, staff, the BRAC APR Task Force, and
the Lee District Land Use Committee recommend approving the nomination for office and
support retail up to a 2.0 FAR. The location is adjacent to the Franconia-Springfield Transit
Station and a recently approved Proffered Condition Amendment for BRAC-related office uses
opposite the GSA Warehouse property. This is an appropriate site for higher-intensity transit-
oriented development. The site does not have adjacent residential uses that would be impacted
by higher intensity development. The staff alternative adds several conditions that address site
design, the extension of Frontier Drive, parks and recreation, and other concerns. Additionally, 1
have included five conditions related to one, the implementation of a transportation demand
management program; two, provision of shuttle bus service; three, contribution to a road fund,;
four, screening of telecommunications equipment; and five, building height will not exceed 150
feet. Therefore, Mr. Chairman, FOR BRAC APR ITEM 08-1V-2FS, | MOVE THAT THE
PLANNING COMMISSION APPROVE THE ALTERNATIVE TEXT FOR THE
NOMINATION, AS SHOWN IN MY HANDOUT ON PAGES 3 THROUGH 4.

Chairman Murphy: Without objection.
1
(The motion carried unanimously with Commissioner Hall absent from the meeting.)

KAD
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Commissioner Lusk: Mr. Chairman, for BRAC nomination 08-1V-4FS, it proposes a hotel use at
the corner of Amherst Avenue and Old Keene Mill Road. A vacant Chi Chi's Restaurant
currently sits on the site. Staff, the BRAC APR Task Force, and the Lee District Land Use
Committee support the redevelopment of the subject property at 1.5 FAR, as proposed. The
implementation of this nomination would provide a revitalization benefit of redevelopment in
this land unit and in the greater Springfield CBC area and address a BRAC-related need. The
replanning also could take advantage of the opportunity to make a necessary connection between
the north and south side of Old Keene Mill Road. Therefore, Mr. Chairman, FOR BRAC APR
ITEM 08-1V-4FS, | MOVE THAT THE PLANNING COMMISSION APPROVE THE
NOMINATION FOR A HOTEL USE UP TO AN INTENSITY OF 1.5 FAR WITH THE
MODIFICATIONS PROPOSED IN THE STAFF ALTERNATIVE, AS SHOWN ON PAGES 5
THROUGH 6 OF THIS HANDOUT.

Chairman Murphy: Without objection.
1
(The motion carried unanimously with Commissioner Hall absent from the meeting.)

KAD
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Commissioner Lusk: Mr. Chairman, before | make my motion if you would indulge me for one
moment. There are three items in the next series of BRAC items for Lee District. So, that's 4S,
5S, and 8S. The Land Use Committee and as well as the Task Force looked at this kind of
holistically. We - - as you'll recall, we had a public hearing and following that public hearing, |
indicated that the Lee District Land Use Committee would be reevaluating these items,
specifically 4S, 5S, and 8S. And I think you'll recall, | asked each of the nominators to be
prepared to come back to the Land Use Committee and to articulate why their particular
nomination was in need of the density that they were proposing. And I unfortunately would have
to report back that | did not get any compelling arguments, other than the ones that we heard here
at this public hearing, to justify any of the requests that were made. And as a result of that, the
Lee District Land Use Committee voted on each of these items, and | will now start with 4S. For
BRAC APR Item 08-1V-4S, staff and the Lee District Land Use Committee recommend
retention of the current Comprehensive Plan. The Land Use Committee and this Planning
Commissioner have been influenced by the number of - - by a number of embedded contractors
at the National Geospatial-Intelligence Agency, or NGA. Again, of the 8,500 total employees at
NGA, almost half or 4,100 are actually embedded. Based on the size of this embedded
contractor base, | agree with the staff that this might result in fewer contractors locating to this
area. Additionally, the recently approved rezoning of the Pallone site located immediately
adjacent south of the nomination property that we are discussing today, will result in over
978,000 square feet of office uses. Once developed, this rezoned parcel could become home to
more than 3,000 employees and would represent 25 percent of the total office inventory that
exists in Springfield today. We looked at some other considerations, which included the
conversion of the limited industrial land to office use, which is again as the staff will continue to
remind me, contrary to the County Policy to provide a balance of mix - - mix of land uses. When
factoring this nomination and others of similar use and intensities, multiple amendments to the
Transportation Plan would be triggered. Intensities of this level could result in building heights
that negatively impact activities at the National Geospatial Intelligence Agency and the Davison
Army Airfield and are appropriate in activity centers and transit-oriented development areas.

The presence of the Resource Protection Area on a sizable portion of the subject property,
approximately a third, could result in higher effective intensities, increasing building heights
even further. Now, the point that we would like to make now too is if you look at the by-right
development on this particular site under the I-5 and the C-8 zoning classifications, which allows
both office and industrial up to a .50 FAR and the retail uses also up to a .50 FAR, this would
result in 153,223 square feet of industrial/office development and 29,078 square feet of retail
development. So, there's still opportunity to develop on this property in light of this
recommendation. So with that, Mr. Chairman, | WOULD RECOMMEND FOR BRAC APR
ITEM 08-1V-4S, | MOVE THAT THE PLANNING COMMISSION ESSENTIALLY DENY
THE NOMINATION AND RETAIN THE CURRENT COMPREHENSIVE PLAN.
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Chairman Murphy: Without objection.
1
(The motion carried unanimously with Commissioner Hall absent from the meeting.)

KAD
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Commissioner Lusk: Thank you, Mr. Chairman. This - - this motion will go a little bit faster.
For BRAC APR Item 08-1V-5S, staff, the BRAC Task Force, and the Lee District Land Use
Committee recommend retention of the current Comprehensive Plan. Again, the conversion of
limited industrial office land - - excuse me - - the conversion of limited industrial land to office
use is contrary to County Planning Policy to provide a balanced mix of land uses. Again, in
conjunction with nearby nominations of similar uses and intensities, multiple amendments to the
Transportation Plan would be triggered. In addition, with other nominations and amendments
for increased office intensity, either recommended by the staff or recently adopted in the area to
support BRAC-related activities, the immediate need for jobs proposed by this amendment is not
clearly justified. Intensities of this level, again, would result in building heights that negatively
impact activities at National Geospatial and the Davison Airfield and are more appropriate in
activity centers and transit-oriented areas. Additionally, using the same example | did before, the
by-right development under the I-5 zoning classification for both industrial and office at, again,
.5 would result in 103,916 square feet of development. So with that, Mr. Chairman, FOR BRAC
APR ITEM 08-1V-5S, | MOVE THAT THE PLANNING COMMISSION (AGAIN) DENY
THE NOMINATION AND RETAIN THE CURRENT COMPREHENSIVE PLAN.

Chairman Murphy: Without objection.
I
(The motion carried unanimously with Commissioner Hall absent from the meeting.)

KAD
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Markup Session (Public Hearing held on June 17, 2009)

Commissioner Lusk: Thank you, Mr. Chairman. For BRAC APR Item 08-1V-8S, staff, the
BRAC Task Force, and the Lee District Land Use Committee recommend retention of the
Comprehensive Plan. The conversion, again, of limited industrial land to office use is contrary
to the County's Planning Policy to provide a balanced mix of land uses. Again, in conjunction
with nearby nominations of similar uses and intensities, multiple amendments to the
Transportation Plan would be triggered. In addition, with other amendments for increased office
intensity, either recommended by staff or recently adopted in the area to support BRAC-related
activities, the immediate need for the jobs proposed by this amendment is not clearly justified.
Intensities of this level could result in building heights that negatively impact activities at the
National Geospatial-Intelligence Agency and the Davison Army Airfield and are more
appropriate in activity centers and transit-oriented areas. Again, looking at the by-right
development under the I-5 classification with a .5 FAR, it would result in 137,214 square feet of
development. So therefore, Mr. Chairman, FOR BRAC APR ITEM 08-1V-8S, | MOVE THAT
THE PLANNING COMMISSION DENY THE NOMINATION AND RETAIN THE
CURRENT COMPREHENSIVE PLAN.

Chairman Murphy: Without objection.
1
(The motion carried unanimously with Commissioner Hall absent from the meeting.)

KAD
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MOTIONS
PLANNING COMMISSION BRAC APR MARKUP
JULY 15, 2009

Planning Commissioner Rodney Lusk
Lee District

Provided is a handout that contains my motions for consideration this evening. {f a Plan
change is recommended, the draft Plan text follows the motion. I am requesting that the
Clerk 1o the Planning Commission include the motions with draft Plan text in their
entirety as part of the minutes and verbatim that is sent to the Board of Supervisors.

BRAC APR item 08-1V-1FS (Sub-Unit D-2, Franconia-Springfield Transit Station Area,
located east of 1-95 and Loisdale Road, adjacent to the GSA Parr Warchouse)

For BRAC APR item 08-1V-1FS, the original nomination proposed office and retail use
up to 1.6 FAR.

The BRAC APR Task Force recommended an alternative to the nomination to allow
mixed use with predominantly office up to 1.0 FAR with a maximum height of 100 feet.

Staff and the Lee District Land Use Committee recommend allowing an option for office
use up to .50 FAR. The location is not within a distance of the metro station where a
significant reduction in vehicle trips could be expected. The property is situated close to
the intersection of Loisdale Road and Springfield Center Drive, which creates a
constraint in providing access to the site at the proper distance from the intersection. The
site is also located next to Loisdale Estates, a single family residential neighborhood,
with very little buffer between them. Since the land area i1s already nearly fully covered
by development at under .50 FAR, additional square footage (and structured parking
garages) would unfortunately necessitate taller buildings. In addition, with other
amendments for increased office intensity either recommended by staff and the
community or recently adopted in the area to support BRAC-related activities, the
immediate need for the jobs proposed by this amendment is not clearly justified.

Therefore, Mr. Chairman, for BRAC APR Item 08-1V-1FS, I move that the
Planning Commission approve the staff alternative for an option for office use up to
.50 FAR as shown in the fext below on pages 1.2 of this handout dated July 13, 2009.

MODIFY:  Fairfax County Comprehensive Plan, 2007 Edition, Area IV Volume,
Franconia-Springfield Area, as amended through 1-26-09; Franconia-
Springfield Transit Station Area, Sub-Unit D-2, page 55:
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(Additions are shown underlined; deletions are shown with strikethroush. )

“Sub-unit D-2 is planned for light industrial use up to .35 FAR. As an option,
biotech/research and development uses up to .50 FAR may be appropriate to
complement the VNCC/INOVA medical center. For parcels 90-2((1)) STE, 57F, 57G,

and 57H, office use up to .50 FAR may also be considered. Any development under
this option must demonstrate that it will generate less peak hour traffic than the
planned baseline use to minimize traffic generation in an area with limited
transportation capacity. Development should provide a landscaped buffer of at least
75 feet in width along the Loisdale Estates subdivision boundary.”

PLAN MAP: The Comprehensive Plan Map will not change.

I~

»
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BRAC APR item 08-1V-2FS (Sub-Unit D-2, Franconia-Springfield Transit Station Area,
located on Springfield Center Drive, adjacent to the GSA Parr Warehouse and Joe
Alexander Transportation Center)

For BRAC APR item 08-1V-2FS, Staff, the BRAC APR Task Force, and the Lee District
Land Use Committee recommend approving the nomination for office and support retail
up to 2.0 FAR. The location is adjacent to the Franconia-Springfield Transit Station, and
a recently approved Proffered Condition Amendment for BRAC related office uses
adjacent to the GSA Warehouse property. This is an appropriate site for higher-intensity
transit-oriented development. The site does not have adjacent residential uses that would
be impacted by higher intensity development. The Staff Alternative adds several
conditions that address site design, the extension of Frontier Drive, parks and recreation,
and other concerns. Additionally, I have included five conditions related to 1)
implementation of a transportation demand management program, 2) provision of shuttle
bus service, 3) contribution to a road fund, 4) screening of telecommunications
equipment and 5) buildings will not exceed 150 feet in height.

Therefore, Mr. Chairman, for BRAC APR Item 08-1V-2FS, I move that the
Planning Commission approve the alternative text for the nomination, as shown in
my handout on pages 2-3,

MODIFY: Fairfax County Comprehensive Plan, 2007 Edition, Area IV Volume,
Franconia-Springfield Area, as amended through 1-26-09; Franconia-
Springfield Transit Station Area, Sub-Unit D-2, page 33:

(Additions are shown underlined; deletions are shown with strtkethrough.)

“Sub-unit D-2 is planned for light industrial use up to .35 FAR. As an option,
biotech/research and development uses up to .50 FAR may be appropriate to
complement the VNCC/INOVA medical center. For parcels 90-2((1)) STE, STF, 37G,
and 57H, office use up to .50 FAR may also be considered. Any development under
this option must demonstrate that it will generate less peak hour traffic than the
planned baseline use to minimize traffic generation in an area with limited
transportation capacity. Development should provide a landscaped buffer of at least
75 feet in width along the Loisdale Estates subdivision boundary.

As an option, parcels 90-2 (91)) 58D and 90-4((1M) 1 1B are planned for office use up
to 2.0 FAR, with support retail use. Redevelopment should include, at a minimum,
the following elements:
s  Accommeodation of the extension of Frontier Drive to Springfield Center
Drive and contributions tc offsite improvements to Loisdale Road;
= Provision of a grid street system that accommodates walking within the site
and to the Joe Alexander Transportation Center;
= |mplementation of an effective transportation demand management (TDM)
program to reduce auto travel to the area;
*» Provision of shuttle service to the Joe Alexander Transportation Center and/or
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other destinations in the nearby area until such time that a circulator,
described in Land Unit B of the Franconia-Springfield Transit Station Area, is
operational. At such time, redevelopment should participate in the
circulator’s management and operation. Options for development are
feasible only if the private sector contributes a proporticnal share of
transportation improvements (road fund) and/or funding to meet the
transporiation needs of the area.

Provision of structured parking;

Provision of high-quality architecture and pedestrian focused site design,
which should include street oriented building forms and mitigation of visual
impacts of stryctured parking:

Buildings should be designed to accommeodate telecommunications antennas
and equipment cabinets in a way that is compatible with the building’s
architecture and conceals the antennas and equipment from surrounding
properties and roadways by flush mounting or screening antennas and
concealing related equipment behind screen walls or building features;
Provision of integrated pedestrian and bicvcle systems with features such as
covered and secure bicycle storage facilities, walkways, trails and sidewalks,
amenities such as street trees, benches, bus shelters, and adeguate lighting:
Provision of environmental elements into the design, including buildings
designed to meet the criteria for LEED Silver green building certification;
Provision of on-site recreational amenities for employees;

Mitigation of the impacts on parks and recreation per policies contained in
Obijective 6 of the Parks and Recreation section of the Policy Plan; and
Adherence to the adopted Transit Oriented Development Guidelines
contained in Appendix 11 of the Land Use section of the Policy Plan.”

Note: The Comprehensive Plan Map will not change.
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BRAC APR item 08-IV-4FS (Land Unit C, located west of Amherst Avenue and north
of Old Keene Mill Road)

BRAC nomination 08-1V-4FS proposes hotel use at the corner of Amherst Avenue and
Old Keene Mill Road. A vacant Chi Chi’s restaurant currently sits on the site. Staff, the
BRAC APR Task Force, and the Lee District Land Use Committee support the
redevelopment of the subject property at 1.5 FAR as proposed. The implementation of
this nomination would provide a revitalization benefit of redevelopment in this land unit
and in the greater Springfield CBC area and address BRAC need. The replanning also
could take advantage of the opportunity to make a necessary connection between the
north and south side of Old Keene Mill Road.

Therefore, Mr. Chairman, for BRAC APR Item 08-1V-4FS, I move that the
Planning Commission approve the nomination for a hotel use up to an intensity of
1.5 FAR with the modifications proposed in the staff alternative, as shown on pages
4.5 of this handout.

MODIFY: Fairfax County Comprehensive Plan, Area IV Volume, 2007 Edition, Franconia-
Springtield Area, as amended through January 26, 2009, Springfield Community
Business Center, Land Use Recommendations, page 71:

“Land Unit C

Land Unit C is located west of Amherst Avenue, north of Old Keene Mill Road and
south and east of Bland Street. The land unit is planned for office use with support retail up
to 0.50 FAR with substantial parcel consolidation. High-quality architecture, landscape
design, and pedestrian amenities should be provided. Shared parking is encouraged and
should be shielded from view within the site. As discussed in the Transportation section and
depicted on Figure 18, a commuter parking facility is planned in the area adjacent to Amherst
Avenue and Old Keene Mill Road. The facility will complement a commuter staging area for
car pool formation and bus/van service located on the south side of Old Keene Mill Road.

As an option, Tax Map Parcels 80-4 ((9)) 4. 5 and 6 may be appropriate for hotel use up
to 110,000 square feet. Access should be provided from Bland Street and an inter-parcel
access should be provided to the parcel 1o the west (Tax Map Parcel 80-3 ((11) 9).
Redevelopment should be considered for this intensitv only if enhanced streetscape amenities
that create a focal point and gateway to the CBC are provided. In addition, redevelopment is
encouraged to meet the development criteria for Land Unit A, recognizing that a hotel use
may not have display windows or ground-floor retail use. The effects of impervious surface
should be offset through mitigation measures, which may include the installation of rooftop
vegetation and/or rain gardens. The impacts on parks and recreation should be mitigated
through policies contained in Objective 6 of the Parks and Recreation section of the Policy
Plan. Buildings should be designed to accommeodate telecommunications antennas and
equipment cabinets in a way that is compatible with the building’s architecture and conceals
the antennas and equipment from surrounding properties and roadways. Flush mounting or
screening antennas and concealing related equipment behind screen walls or building features
would accomplish this goal. Redevelopment also should accommodate, to the extent
possible, and contribute to a pedestrian bridge that would facilitate the safe crossing of Old
Keene Mill Road for transit users. Redevelepment should provide shuttle service to the Joe
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Alexander Transportation Center and/or other destinations in the nearby area until such time
that a circulator, described in Land Unit B of the Franconia-Springfield Transit Station Area,
is operational. At such time, redevelopment should participate in the circulator’s
management and operation. Finally. options for development are feasible only if the private
sector contributes a proportional share of transportation improvernents (road fund) and/or
funding to meet the transportation needs of the area.”
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BRAC APR item 08-1V-4S (Land Unit A, 1-95 Corridor Industrial Area, located west of
I-95 and Backlick Road, adjacent to the Engineer Proving Ground)

For BRAC APR itemn 08-1V-45, Staff and the Lee District Land Use Committee
recommend retention of the current Comprehensive Plan. The land use committee and
this planning commissioner have been influenced by the number of imbedded contractors
at the National Geospatial-Intelligence Agency (NGA). Of the 8500 total employees at
NGA almost half or 4100 are embedded. Based on the size of this embedded contractor
base, I agree with the Staff that this might result in fewer contractors locating to this area.
Additionally, the recently approved rezoning of the Pallone site located immediately
south of this nomination property will result in over 978,000 square feet of office uses.
Once developed, this rezoned parcel could become home to more than 3000 employees
and would represent 25% of the total office inventory that exists in Springfield today.
Other considerations included the conversion of limited industrial land to office use
which is contrary to county planning policy to provide a balanced mix of land uses.
When factoring this nomination and others of similar uses and intensities, multiple
amendments to the Transportation Plan would be triggered. Intensities of this level could
result in building heights that negatively impact activities at the National Geospatial-
Intelligence Agency and the Davison Army Airfield, and are more appropriate in activity
centers and transit-oriented areas. The presence of Resource Protection Area on a sizable
portion of the subject property could result in higher effective intensities, increasing
building height even further. Additionally, by-right development under the 1-5 and C-8
zoning classifications allows industrial or office use up 10 a .50 FAR and retail use up to a
.50 FAR, resulting in 153,223 square feet of industrial or office development and 29,078
square feet of retail development.

Therefore, Mr. Chairman, for BRAC APR Item 08-1V-4S, I move that the Planning
Commission deny the nomination and retain the current Comprehensive Plan.
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BRAC APR item 08-1V-5S8 (Land Unit A, [-95 Corridor Industrial Area, located west of
1-95 and Fullerton Road, adjacent to the Engineer Proving Ground)

For BRAC APR item 08-1V-38, Staft, the BRAC Task Force, and the IL.ee District Land
Use Committee recommend retention of the current Comprehensive Plan. The
conversion of limited industrial land to office use is contrary to county planning policy to
provide a balanced mix of land uses. In conjunction with nearby nominations of similar
uses and intensities, multiple amendments to the Transportation Plan would be triggered.
In addition, with other amendments for increased office intensity either recommended by
staff or recently adopted in the area to support BRAC-related activities, the immediate
need for the jobs proposed by this amendment is not clearly justified. Intensities of this
level could result in building heights that negatively impact activities at the National
Geospatial-Intelligence Agency and the Davison Army Airfield, and are more appropriate
in activity centers and transit-oriented areas. Additionally, by-right development under
the I-5 zoning classification allows industrial or office use up to a .50 FAR, resulting in
103,916 square feet of development.

Therefore, Mr. Chairman, for BRAC APR Hem 08-1V-5S, I move that the Planning
Commission deny the nomination and retain the current Comprehensive Plan.
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BRAC APR item 08-1V-8S (Land Unit A, I-95 Corridor Industrial Area, located west of
I-95 and Fullerton Road, adjacent to the Engineer Proving Ground)

For BRAC APR item 08-1V-88S, Staff, the BRAC Task Force, and the Lee District Land
Use Committee recommend retention of the current Comprehensive Plan. The
conversion of limited industrial land to office use is contrary to county planning policy to
provide a balanced mix of land uses. In conjunction with nearby nominations of similar
uses and intensities, multiple amendments to the Transportation Plan would be triggered.
In addition, with other amendments for increased office intensity either recommended by
staff or recently adopted in the area to support BRAC-related activities, the immediate
need for the jobs proposed by this amendment is not justified. Intensities of this level
could result in building heights that negatively impact activities at the National
Geospatial-Intelligence Agency and the Davison Army Airfield, and are more appropriate
in activity centers and transit-oriented areas. Additionally, by-right development under
the I-5 zoning classification allows industrial or office use up to a .50 FAR, resulting in
137,214 square feet of development.

Therefore, Mr. Chairman, for BRAC APR Item 08-1V-8S, I move that the Planning
Commission deny the nomination and retain the carrent Comprehensive Plan.




Commissioner Lusk
July 15, 2009

BRAC APR item 08-1V-108 (Walker Lane/Lewin Park area, located at the intersection
of the Franconia-Springfield Parkway and Beulah Street.)

BRAC nomination 08-IV-10S proposes office or office and hotel use at an intensity up to
1.5 FAR. The BRAC APR Task Force recommends approval of the nomination with
additional conditions such as building height limitations, restrictions on vehicular access,
right-of-way dedication, and substantial and logical parcel consolidation. The Lee District
Land Use Committee supports the Task Force alternative. Staff supports the Task Force
conditions with additional conditions such as the provision of a coordinated plan to
ensure compatibility with the existing Metro Park development, tapering of building
heights, limiting the height of structured parking, minimizing front yard setbacks and
surface parking along internal roads, and implementing a Transportation Demand
Management (TDM) program.

I support the staff alternative because it provides an opportunity for this neighborhood to
redevelop in a similar manner as the adjacent Metro Park development. Metro Park is
one of the most successful office park developments in Lee District and has landed a
number of recent BRAC- related tenants in the past year, including 1) Stanley Inc,,

2) DCS Corporation and the 3) The Tauri Group.

in the plan text 1 recommend including additional conditions to address the provision of
usable open space, buildings designed to meet the criteria for LEED Silver green building
certification, and contributions to a road fund. Planning the subject area for office use
could benefit Fort Belvoir because jobs supportive of the installation and other BRAC-
related activities could locate there. Moreover, the implementation of this nomination
would provide the opportunity to expand the existing Metro Park development.

Therefore, Mr. Chairman, for BRAC APR Item 08-1V-10S, I move that the
Planning Commission recommend approval of the Planning Commission
alternative, found on pages 7-9 of this handout dated July 15, 2009.

MODIFY: Fairfax County Comprehensive Plan, 2007 Edition, Area I'V Volume,
Springfield Planning District as amended through 1-26-2009; 5-9 Beulah
community Planning Sector, page 98.

(Additions are shown underlined; deletions are shown with strikethrough.)

“LAND UNIT C

The Lewin Park community is planned for residential use at 1-2 dwelling units per acre. Land
Unit A, to the west, is planned for residential use with an option for office use, while Land
Unit B, to the north, is recommended for residential use with office uses as an option. If the
optional uses for Land Unit B are approved through a rezoning, then office and/or hotel with
support retail uses at up to 55-FAR 1.5 FAR may be appropriate for Land Unit C if the
following conditions are satisfied:

10
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Land Use/Design

e The parcels in the land unit are substantially and logically consolidated. If all parcels
cannot be consolidated, it must demonstrated that the unconsolidated parcel(s) can be

» The development features a coordinated plan which provides for high quality and

architecture, design, and building materials to foster development that is compatible
with existing and planned development in Land Units A and B;

o The building heights are a maximum of approximately 8 stories or a maximum of 100
feet. tapering down to a maximum of 60 feet for structures set back 101-150 feet from
the existing centerline of Beulah Street and a maximum of 40 feet for structures set
back 100 feet or closer from the existing centerline of Beulah Street:

e The height for above ground parking structures is limited to a maximum of 60 feet;

e Shared structured parking may be appropriate if designed and located in a manner
that concentrates parking to the interior of the Metro Park development. This parking
may be physically connected to adjacent parking structure(s) in Land Units A and B;

+ The development minimizes front vard setbacks and avoids surface parking along the
internal roadwayv svstem, and provides a pedestrian circulation system that
interconnects buildings and provides an attractive pedestrian link to the Franconia-
Springfield Parkway trail;

« Usable open space such as a landscaped plaza, courtyard with seating, or an on-site
recreational amenity for emplovees is provided;

s Srructures are weli landscaped with trees and shrubs in order to provide a buffer to
the existing Devonshire townhouse development located across from the subject
property on the south side of the Franconia-Springfield Parkway:

e Lichting 1s located, directed. and designed to reduce glare and minimize impact onto
existing Devonshire townhouse development;

e Support retail uses located in the eround-level of office or hotel buildings 1s
encouraged but not required in every building,

e Mitigation of the impact on parks and recreation per policies contained in Objective 6
of the Parks & Recreation section of the Policy Plan and Springfield District
standards;

e Provision of environmental elements into the design. including buildings designed to
meet the criteria for LEED Silver green building certification;

s Buildings should be designed to accommodate telecommunications antennas and
equipment cabinets in a way that is compatible with the building’s architecture and
conceals the antennas and equipment from surrounding properties and roadways by
flush mounting or screening antennas and concealing related equipment behind
screen walls or building features.
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Commissioner Lusk
July 15, 2009

Transportation/Access

+ Right-of-way is dedicaled for the planned Beulah Streei/Franconia-Springfield
Parkway interchange and as may be needed along Beulah Street to support this
option;

» A Transportation Demand Management Program (TDM) is implemented that
reduces trips and mitigates traffic on surrounding streets, including Beulah Street, by
encouraging the use of transit, carpooling, or other alternatives to single occupant
vehicle commuting, This TDM program should address on and off site parking
managcement strategies including but not limited to charging for parking, limiting the
amount of parking to the extent feasible, and affording opportunities for shared
parking. Use of shared parking facilities connected to adjacent parking structure(s) in
Land Units A and B may be an appropriate off site parking strategy.

s The development should provide shuttle service to the Joe Alexander Transportation
Center_and/or other destinations in the nearby area until such time that a circulator,
described in Land Unit B of the Franconia-Springfield Transit Station Area, is
operational. At such time, redevelopment should participate in the circulator’s
management and operation. Options for development are feasibie only if the private
sector contributes a proportional share of transportation improvements {road fund)
and/or funding to meet the transportation needs of the area.

= Support for high-guality and safe pedestrian connectivity to the Joe Alexander
Transportation Center may include contribution{s) to maintain and improve sidewalks
and landscaping along portions of Francoma-Springfield Parkway Trail that serve the
subiject property, as denoted in the Fairfax County Countywide Trails Plan Map.

+ Coordination with any existing TDM program and existing shuttle bus service in
Land Units A and B is encouraged;

e Primary access is via Metro Park Drive, Jasper Lane, Walker Lane, or other internal
roads with no direct access from the Franconia-Springfield Parkway (VA-7900).”
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