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APPROVED MINUTES         January 9, 2020  

 
THE FAIRFAX COUNTY ARCHITECTURAL REVIEW BOARD  
 

12000 Government Center Parkway, Conference Rooms 9/10 

 
Members Present: Members Excused: Staff Present: 

John A. Burns, FAIA, Chairman 

Michele Aubry, Treasurer 

Jason Zellman 

Kaye Orr 

Steve Kulinski 

Christopher Daniel, Vice Chairman 

Samantha Huang 

Joseph Plumpe, ASLA* 

 

*Arrived after the commencement of meeting. 

Jason Sutphin 

Susan Notkins, AIA 

Elise Murray 

 

 

 

Laura Arseneau, 

   Historic Preservation Planner 

Ryan Johnson,  

 Recording Secretary 

Kyra Davis, 

   Planning Technician 

 

Mr. Burns opened the January 9, 2020 meeting of the Architectural Review Board (ARB) at 6:32 p.m. at 

Rooms 9/10 of the Fairfax County Government Center.  Mr. Daniel read the opening statement of 

purpose. 

 

APPROVAL OF THE AGENDA:  Mr. Zellman made a motion to approve the agenda.  The 

motion was seconded by Mr. Daniel and there was discussion on the motion:   

 Laura Arseneau, Department of Planning and Development (DPD), mentioned some follow-up 

issues that would be added to the January 9, 2020 agenda: 1)discussion on nuclear reactor at Fort 

Belvoir, 2) Route 1 design guidelines, and 3) an update on Bull Run Winery discussion. 

 Mr. Burns mentioned that the above follow-up issues mentioned by Ms. Arseneau could be 

considered as friendly amendments to the agenda.  The motion passed unanimously. 

 

Ms. Arseneau mentioned that the presenters for the design guidelines discussion (noted as Presentation 

#1 on the approved agenda) had not yet arrived, and that the Board should move on to Board and Staff 

Items first.  The Board obliged Ms. Arseneau’s request.   

 

BOARD AND STAFF ITEMS:   

  

Review and action on approval of previous month’s minutes (December 2019) and authorization 

of payment to Recording Secretary previous month. 

 Mr. Kulinski made a motion to approve the December minutes and authorize payment to 

the Recording Secretary for the month of December.  The motion was seconded by Ms. Orr 

and approved on a vote of 8-0. 

 

Treasurer Report 

o January balance is $18624.18. 
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The Hollins Hill Potential Historic Overlay District update was skipped due to the design 

guideline presentation later in the meeting that would incorporate Hollin Hills. 

 

Staff Report update: The staff report information has been pushed back due to Nicole Brannan’s 

(Heritage Resource Planner) absence.  Ms. Brannan is working on getting a Letter to Industry out about 

submission requirements and deadlines.  Until then, there will be no change in operation.  

 

Rezoning Cases: 

 Turnover on Board of Supervisors has resulted in little to report with regard to rezoning cases at 

the moment. 

 

Potential Holmes Run Acres HOD 

o Board of Supervisors hearing on motion to analyze Holmes Run Acres Historic Overlay 

District (HOD) will occur on Tuesday (January 14, 2020). 

o The motion is going forward with considerable neighborhood support. 

o The motion, if approved, would direct staff to look at analysis of a HOD for Holmes Run 

Acres.  This process is similar to the Hollin Hills HOD process. 

 Ms. Arseneau noted that there is already a template (referencing Hollin Hills), so 

this process should be smoother.  Ms. Arseneau also remarked that the County has 

not established a historic district in 33 years. 

 

Correspondence, Announcements: None. 

 

Other Admin Items 

 Mr. Daniel and Mr. Burns led a discussion on the Section 106 review regarding the 

decommissioned Nuclear Reactor at Ft. Belvoir. 

o Mr. Daniel commented that he has been advised by counsel that since the Advisory 

Council on Historic Preservation (ACHP), as his employer, oversees the Section 106 

process of the National Historic Preservation Act and participates in Section 106 

consultations that the County and ARB might also be a consulting party, he cannot 

participate fully in any consultation that the ACHP is also participating in and/or involves 

an agency that his is assigned to review at the ACHP. Because of this he cannot 

participate fully in discussions regarding the nuclear reactor.  However, for quorum 

needs, he can be present and talk about the reactor itself, but just not about Section 106 

consultation matters. 

o Ms. Arseneau commented that staff toured the reactor, and it has been decommissioned 

since the 1980’s. 

 It has been determined that the reactor is potentially eligible for the 

National Register.  Unfortunately, there were talks of its demolition.  

 Nicole Brannan is handling the Section 106 review and NEPA review.  

 If the ARB would like a presentation from the nuclear reactor’s 

representatives, this would be a courtesy presentation.  The reactor is not 

in ARB jurisdiction, and not located in a HOD. 

 Ms. Arseneau could look into arranging a tour for ARB members if there 

is enough interest. 

o Mr. Daniel provided some history about the reactor: It was the first-ever pocket reactor, 
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first reactor connected to a commercial grid, and also used to charge the USS Sturgis, 

which was a reactor ship.  It is listed in the Virginia Landmarks Register.  

o Mr. Burns discussed the Environmental Impact Statement, which will determine whether 

there is a Finding Of No Significant Impact (FONSI) to dismantle the reactor.  Most of 

the presentation about the reactor focused on environmental issues (contamination of 

soils, water quality).  The reactor would cool water from the Potomac River, and the 

cooled water went into the reactor.  The proposal is to dismantle the reactor over 5 years, 

and ship it in secure containers.  The fuel was removed from the reactor in 1973.  The 

reactor sat for 40 years to allow remaining nucleotides to decay.  This 40 year 

observation period allows the U.S. Army to study the decay process. 

o Mr. Burns noted the reactor has a Stationary Mid-Range Power (SM-1) designation.  

There are only 2 in the United States, and the other one is in Alaska.  There were 8 

worldwide. 6 have been dismantled.  Both of the remaining 2 reactors have been 

deactivated.  The Ft. Belvoir reactor was the first nuclear reactor that created power that 

went to a commercial grid.  This reactor is historically significant due to its impact on  

both military and technological history. 

 Suggested Mitigation: 

o HAER (Historic American Engineering Record)-like 

documentation 

o Section 106: permanent record for historical documentation 

o Belvoir Archives, Baltimore 

o Ms. Arseneau commented that it was evident from the tour that the reactor was used for 

training. 

o Mr. Plumpe asked are they are going to tear it (the nuclear reactor at Ft. Belvoir) down, to 

which Mr. Burns responded yes. 

o Mr. Daniel commented on the design of the reactor.  It has 1960’s and 50’s paneling akin 

to Dr. Strangelove Movie with a flat roof building and dome. 

 Mr. Plumpe asked could they save the interior spaces, and Mr. Burns responded 

that there has been discussion about saving the interior spaces, such as placing 

them in the U.S. Army Museum. 

 Ms. Arseneau passed around a phone with a picture of the reactor. 

 Mr. Daniel further commented that the 300 area for R&D (research and 

development): building for detecting mines, night-vision was first developed at Ft. 

Belvoir.  He commented also that there are 2 archeological sites within Ft. 

Belvoir. 

o Mr. Burns stated that the public comment period for Section 106 is open until January 31, 

and that the ARB should comment.  Mr. Burns would see if Brenda Barber (U.S. Army 

Corps of Engineer from Baltimore District) would be able to come and present to the 

ARB.  Mr. Burns put the question to the ARB: do we as a Board want to get involved and 

become a consulting party to the Section 106 process for the nuclear reactor at Ft. 

Belvoir.  Mr. Burns stated that we are a reasonable stakeholder, given the ARB’s function 

and composition.  Mr. Daniel stated that the reactor was determined individually eligible. 

o Motion: Mr. Zellman moved that the ARB become a consulting party for the Ft. 

Belvoir Section 106 process regarding the nuclear reactor.  The motion was 

seconded by Mr. Plumpe, passed 7-0-1, with Mr. Daniel abstaining. 
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INTRODUCTION/RECOGNITION OF GUESTS:  

No guests were present. 

 

CONSENT CALENDAR ACTION ITEMS: None 

 

ITEMS FOR ACTION: None 

 

ITEMS FOR WORKSHOP SESSION: None 

 

PRESENTATIONS: 

 

PRESENTATION #1: Historic Overlay District Design Guidelines Rewrite  

Consultant: EHT Traceries, Laura Hughes and Sarah Vonesh   

Overall HOD Design Guidelines and Potential Hollin Hills Design Guidelines 

Presentation: 

 

Mr. Burns introduced and welcomed the presenters: 

 Laura Hughes, President, EHT Traceries 

o Has done many projects with Fairfax County 

 Sara Vonesh, Historic Preservation Specialist, Project Manager 

 

EHT Traceries is working on 2 projects: the HOD guidelines for the 13 HOD’s, and the design 

guidelines for the Hollin Hills HOD.  These are separate, but concurrent, projects.  

 Mr. Daniel asked if the concurrent process of design guidelines and HOD formation (with regard 

to Hollin Hills) is putting the cart before the horse. 

 Ms. Arseneau stated that when doing the Zoning Ordinance Amendment, draft design guidelines 

are created.  If the Board of Supervisors approves, the ARB would adopt the design guidelines 

after the BOS. 

 Project Scope 

o Project Goals: 

 User- friendly guidelines 

 Provide guidance for applicants, staff, and ARB for review of structures of 

historical significance 

 Design Guidelines Revision 

 New overarching design guidelines 

 Revise existing design guidelines (that were drafted almost 30 years ago) 

 New Hollin Hills HOD design guidelines with standards that promote 

integrity of district 

 Kickoff- October 2019 with staff, January 2020 with ARB, research and site visits  

 Review of 2016 minutes from ARB meeting about design guidelines, EHT 

Traceries has surveyed 9 out of the 13 districts to take photos and assess existing 

conditions 

 Next step: draft outlines and district specific handbooks, and district templates for 

new and existing design guidelines; Drafts of overarching and specific districts 

(Hollin Hills concurrently) handbooks; similar template for both overarching and 

Hollin Hills 
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 Timeline 

 October- December 2019: kickoff with staff 

 Present-surveying and developing outlines and template 

 Spring and Summer 2020- drafts and coming to ARB 

 Finalize through the end of the ear 

 Upcoming meetings -1/21/20 Hollin Hills Work Group 

 Work Session with ARB recommendations- TBD, in the Spring after 

initial deliverables 

Discussion 

o Mr. Burns asked is community input meeting for each HOD.  Laura Hughes, EHT 

Traceries, responded that they are discussing with staff on how to do that, whether it be  

by district, by sector, by mailing, by meeting with ARB, etc. 

o Ms. Arseneau commented that DPD staff and EHT Traceries discussed doing a mailing to 

property owners in HOD’s, listserv, having meetings at Supervisor District offices and 

group the meetings by HOD districts within each respective Fairfax County Supervisor 

District office.  Alternatively, each ARB member could take on a HOD.  These options 

are all open to discussion.  In 2016, ARB had a special session talking about design 

guidelines.  Ms. Arseneau can provide the meeting minutes from that particular 2016 

meeting to ARB Members. 

o Mr. Plumpe asked how many meetings are under the EHT Traceries contract, and the 

response was inconclusive from EHT Traceries. 

 Mr. Plumpe suggested a questionnaire be mailed out to the community—suggest 

that to see what target issues are out there before having a meeting. 

 Question to Members: Should mailings just be done to people in historic 

districts, or also include people who may have interest, but don’t live in 

them.  No consensus. 

 Mr. Zellman stated 13 meetings (for each HOD) may be too much, and likes the 

idea of grouping meetings by Supervisor District, so there might be 4-5 meetings 

instead of 13. 

 Mr. Burns stated that the County has public meeting notices.  

 Ms. Arseneau confirmed that the public meeting calendar is open to 

everyone.  Ms. Arseneau suggested a focused mixture of HOD’s in the 

Supervisor Districts and overall HOD’s. 

 Mr. Plumpe asked what is the focus of the meetings. 

 Ms. Hughes from EHT Traceries responded that the current design 

guidelines are not easy to use, and they are not very visual.  The proposed 

guidelines are aimed at being a tool to improve homeowner’s ability to 

work within the HOD 

o Mr. Burns asked the ARB Members how many of them were present at the 2016 meeting 

discussing design guidelines…a minority of ARB members were, but potentially Ms. 

Murray, Mr. Sutphin (unsure which one), Mr. Burns, Mr. Plumpe, other ARB members 

potentially. 

o Mr. Burns stated that the 1992 guidelines were prescriptive and draconian.  In terms of 

applying the guidelines, there is an educational need that was not being met for the 

applicants and the quality of presentation was not good.  Design guidelines have to be 

educational, and comprehensible, need to be more performance-based but still meet 
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people’s needs.  The guidelines should state the character of the district, the 

distinguishing features, and how to protect these features and that character.   

 Mr. Burns stated that the design guidelines should get away from being 

prescriptive.  For example, The federal Housing and Urban Development 

Department (HUD) has minimum property standards, and because of the bottom 

line, those minimums became the maximum standards. 

 The ARB has become more encouraging that new construction does not 

always have to be replication, but it should be compatible- the design 

guidelines should recognize this. 

 These are living districts with changing needs and the guidelines should 

accommodate that without losing character 

 The question is how to articulate those ideas into sketches, photographs, 

and text. 

 Mr. Daniel stated that 13 meetings is too much.  He also likes the District 

Supervisor meetings.  Developers and industry-side should be brought into this 

process.  They are missing the mark when it comes to guidelines.  The current 

guidelines are old and not helpful tools.  There should be more internal 

communication in DPD, so that staff is aware of the design guidelines. 

 Mr. Plumpe commented that other jurisdictions seem to have more robust historic 

resources processes. 

 Mr. Kulinski stated that prior applicants (to the ARB) should be involved, and 

have valuable input.  Northern Virginia Building Industry Association (NVBIA) 

should be involved in design guidelines outreach. 

 Mr. Burns stated that the County has not taken historical resources seriously, from 

the Comprehensive Plan to the Zoning Ordinance, and we need to get ahead of the 

curve and not always be in mitigation mode. 

 Mr. Zellman stated we should give industry a draft template, to get better 

feedback 

 Mr. Plumpe stated that staff/EHT Traceries should solicit professional design 

firms and attorneys that have worked with ARB. 

 Ms. Arseneau commented that there are several tools available: surveys, online, 

mailers that have been completed with the potential Hollins Hills HOD project 

outreach 

 Mr. Daniel stated that the guidelines should be responsible for smart growth 

development while also protecting heritage. 

 Ms. Arseneau read Jason Sutphin’s comments: 

 Would there be One Fairfax (County policy about equity in all processes 

and decisions) connection with the design guideline process? 

 Fairfax County Planning, park staff, etc. need to all be engaged.  There 

should be a central project website and information regarding community 

meetings should be posted there. 

 Ms. Arseneau will send Jason’s email to consultants (EHT Traceries) 

 Mr. Daniel suggested looking at the design guidelines from Madison, Georgia. 

 Mr. Burns asked how to keep the Planning Commission, Board of Supervisors 

informed and engaged in this process. 

 Ms. Arseneau suggested to use Supervisors’ Newsletters 
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 Ms. Arseneau suggested the creation of a central website where 

information can be uploaded 

 Mr. Burns asked do we have someone from every Supervisor District (amongst 

the ARB Members) 

 Mr. Zellman mentioned he is in the Braddock District, not Springfield 

District. 

 Mr. Burns stated there are 3 people from Mount Vernon District on the ARB. 

 Mr, Burns stated that ARB Members should inform Supervisors in their 

districts about new design guidelines that will smooth processes and to 

keep them informed as the process moves forward. 

o Ms. Arseneau suggested that Members draft a letter to send ahead 

of time before meeting with Supervisors about the design 

guidelines.  The letter should mention the efficiencies of improved 

design guidelines. 

o Mr. Daniel stated that as an at-large Member, he will go to Supervisor McKay (to inform 

him about the design guidelines), but he is a resident of the Hunter Mill District. 

 

o A discussion about how to communicate on design guidelines matters ensued: 

 Mr. Daniel suggested a design guidelines committee, up for future discussion as 

to composition (numbers of people and scope) 

 Ms. Aubry suggested documents go to everyone, and those that comment will 

comment, in lieu of a committee as suggested by Mr. Daniel. 

 Ms. Arseneau suggested two-point people and then questions can go to those 

people. 

 Ms. Aubry mentioned that the majority of problems are the architecture (proposed 

by an applicant before the ARB). 

 Questions about different templates and ideas related to design guidelines can be 

sent blind-copy email (bcc:) to ARB members so that all replies will go back to 

DPD staff. 

 Mr. Burns stated that Mr. Bierce and Mr. Robely will be available to answer 

questions. Mr. Burns will reach out to both of them. 

 Mr. Plumpe stated that that it needs to be clearly identified when one is entering a 

HOD, and asked whether place-defining signage is part of the design guidelines.  

Ms. Hughes from EHT Traceries responded that that specific topic was not part of 

the contract. 

 Ms. Arseneau mentioned that boundaries and comprehensive study of design 

guidelines and historic districts hasn’t happened in almost 30 years. 

 Ms. Orr asked DPD Staff to send 2016 minutes and other research from that 

meeting.  Ms. Arseneau responded that she would. 

 

The final product from EHT Traceries will be 30 hard copies and digital product presented to 

County. The deadline is by the end of 2020. 

 

All ARB members thanked the presenters. 
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PRESENTATION #2 HOLLIN HILLS- Laura Arseneau, DPD 

- Ms. Arseneau asked ARB Members to look at the memo she sent them about Hollin Hills and to 

bring questions to this meeting.  She opened the floor for questions before starting her 

presentation. 

o Mr. Daniel stated that this is a different type of Historic Overlay District (HOD) given the 

size of the district and the architectural and site design. 

- Presentation: 

o Hollin Hills background: The community was listed in the National Register in 2013, 

noted for its modern architectural style, land design, siting.  The neighborhood was 

placed on County Inventory in 1972. 

 Unique design features include large windows, roof shapes, sculptural chimney, 

landscaping, siting, midcentury modern design. 

o The staff report for establishing the HOD will look at current conditions and contributing 

and non-contributing structures, boundaries, and Zoning Ordinance regulatory measures. 

o The presentation contained a color-coded map- properties noted as “green” were 

contributing, “yellow” were non- contributing, and “pink” is undetermined.  Staff is still 

working and doing research on the undetermined properties.  

o Ms. Arseneau stated that staff looked at building additions from 2006 on to see whether 

they were contributing or-non-contributing. 

o There is a possibility that a Park Authority property and certain outlots would be added to 

the HOD boundary.  The Hollin Meadows Swim and Tennis Club would add a buffer and 

the Park Authority property provides an additional regulation layer. 

o Hollin Meadows Elementary School is not interested in becoming a part of the HOD. 

 Mr. Daniel stated that we need to have someone with final decision-making 

authority make this decision. 

 Ms. Arseneau mentioned there are a number of considerations about including the 

school in the district. Ms. Arseneau will be meeting with senior DPD staff.   

 Ms. Arseneau mentioned that Centreville property owners voiced their 

opposition through letters to staff and the BOS. She has seen records of 

owners writing in opposition, but the BOS has the final say.   

 Mr. Daniel stated that the recommendation whether to include or not include a 

particular property should be faced on facts. 

 Ms. Aubry asked what is specific about the school property that makes it worthy 

of being included in the HOD. 

 Ms. Arseneau responded that the Zoning Ordinance states that there can be 

a core and a periphery.  The Zoning Ordinance says that sites that are not 

historic, but are contributing to the community (relative to the people that 

live in the community such as schools and parks, etc.,) can be included in 

the HOD.  The school was constructed in 1965. 

o Mr. Burns responded that the original school has been replaced by 

an assisted living facility.  Hollin Meadows School has been 

recently renovated, and won an Exceptional Design Award for 

being similar to the architecture of the Hollin Hills neighborhood.  
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Today, many of the students are bussed in from the Route 1 

corridor. 

o Ms. Aubry commented that some properties do not have a clear statement of historic 

significance.  Ms. Aubry mentioned that the ARB had to go through motions to “un-do” 

their designation in those situations. 

 Ms. Arseneau responded that the design guidelines should say which properties 

are contributing and why. 

 Mr. Daniel stated that he would like heritage resources comments to be the 

priority with regard to recommendations. 

 Ms. Arseneau mentioned that the draft staff report mentions why certain 

properties are contributing to the HOD, and she is working with senior staff to 

finalize recommendations. 

 Mr. Zellman commented that keeping the guidelines broad will aid the discussion. 

o Ms. Arseneau displayed a chart that was shown to the Hollin Hills Working Group.  The  

chart shows Zoning Ordinance requirements, whether a building permit is required, not 

regulated, etc. and the different scenarios that apply.  This chart will be an educational 

tool. 

 Mr. Burns pointed out it should be CAHH- Citizen Association of Hollin Hills on 

the chart. (not HHCA) 

o Ms. Arseneau stated that the final Staff Report may be available in April 2020. 

 Planning Commission public hearing: June/July 2020 

 Fall 2020: Board of Supervisors 

 Ms. Arseneau is going to DPD Steering Committee tomorrow, and is going back 

to Work Group later this month. 

 

January 20, 2020- Deadline for Route 1 public comment period.  This announcement was made by 

Ms. Aubry, who provided further comment: 

- There was no mention of heritage resources, design guidelines in the draft document so far. 

o Mr. Burns commented that the design guidelines look at redevelopment as starting with 

the basis of a greenfield or undeveloped property  (which is unfortunately the existing 

community)  

 Mr. Daniel stated that this is similar to Reston, where there are also visioning 

exercises but no mention of heritage resources. 

o Ms. Arseneau will do some outreach internally.  This is not Section 106 BRT, but this is 

separate and handled by the Commercial Revitalization (CR) staff in DPD.  She will ask 

CR staff to present to ARB about Route 1, and email ARB members the link so they 

can comment on the Route 1 website. 
 

Update- Bull Run Stone Bridge HOD 

- Ms. Arseneau has no staff update. 

o Another homeowner submitted another complaint about trees coming down in the HOD. 

o Ms. Arseneau has not talked to Code Enforcement officer yet. 

o Mr. Burns stated: 

 Agritourism law is set up to help small farms survive, and these organizations 

would be able to have people visiting their business without having to make them 

completely code-compliant.  People took advantage of this. 
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 They claimed because of the agritourism use that they didn’t have to comply with 

building codes at Bull Run. 

 AIA had an event in March 2019 where someone noticed tree cutting happening, 

presumably within the HOD.  

 There may be an misconstrue/misuse of the law. 

 There seems to have been ground disturbance within the HOD, with no building 

permit. 

 Mr. Zellman stated that Senator Chap Peterson is the Chairman of the Agriculture 

Committee, and he might be interested in the way the winery is running outside of 

the intent of the General Assembly. 

 Ryan Johnson (DPD) mentioned there is a requirement about postage of signs on 

these properties warning visitors about exemption from building codes. 

 Ms. Arseneau notified Supervisor Smith’s land use aide about the issues and is 

waiting to hear back. 

 Mr. Burns submitted an email labeled “Agritourism Issues” as an attachment to 

these Minutes, and is entered into the record. 

-  

Motion to adjourn made by Mr. Daniel at 8:39 p.m. 

 

The ARB Administrator will stamp and sign copies of approved drawings or other application 

documents following the meeting at which approvals are granted, or at such time as drawings amended 

to reflect ARB actions are received by the administrator. Applicants may be required to submit 

additional copies of approved drawings or other application documents. Applicants may request copies 

of meeting minutes within 2 weeks of the meeting at which the ARB approved the minutes. Stamped 

drawings, letters from administrator documenting ARB action or copies of relevant minutes are required 

prior to projects being approved by county review and permitting agencies.    

  

For further information contact, Laura Arseneau, Historic Preservation Planner, Architectural Review 

Board Administrator, Fairfax County Department of Planning and Development (DPD), at 703/324-

1380.   

 

 

 

 

 

 




