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COMMONWEALTH OF VIRGINIA

COUNTY OF FAIRFAX

4100 CHAIN BRIDGE ROAD
FAIRFAX, VIRGINIA 22030

-November 16, 1981

" Mr. John F. Herrity, Chairman
Fairfax County Board of Supervisors
4100 Chain Bridge Road

Fairfax, Virginia 22030

Chairman Hérrity and Members of the Board of Supervisors:

On May 19, 1980 the Board of Supervisors approved the establishment of a Citizens
Task Force to make planning recommendations for an area of over 5000 acres just
west ‘of Fairfax City. The Task Force examined existing conditions within the
designated study area, evaluated the relative impacts of various development
options. and proposed -multiple land use options based wupon the provision of
specified transportatiom, public facility and amenity improvements by zoning
applicants.

The Route 50/I-66 Study was prepared by the consultant firms of. EDAW, Inc.,
Gladstone Associates and Sverdrup & Parcel, in conjunction with the Route 50/I-66
Task Force and County staff. The Task Force, composed of local community and
Countywide citizen representatives, -business interests, representatives from
landowners and other important segments of our County and assisted by the staff
have participated in all facets of the preparation of the study. The Task Force is
pleased to submit its final report concerning this important area of Fairfax County.

The Task Force report consists of two separate documents: the Fairfax Center Area
which contains the full techmical study and the Executive Summary. '
The Task Force hopes that ultimately this study will result in the adoption of a
plan amendment substantially incorporating its recommendations for the Study Area.

The Task Force stands ready to assist the Board in its further deliberations and to
respond to inquiries regarding the study.

In appreciation for staff support, the Task Force unanimously passed the following
resolution:

The Task Force expresses its appreciation for the outstanding performance,
professionalism and dedication of the staff from the Offices of Comprehensive



Mr. John F. Herrity
November 16, 1981
Page 2

Planning and Transportation during the deliberation of the Task Force
and in the completion of this report. The Task Force urges the Board
of Supervisors to provide appropriate recognition to the County staff
members. for their outstanding performance and commitment.

Michael S. Horwatt, Chairman
Route 50/I-66 Citizens Task Force

MSH:DWP: jhh03784
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TASK FORCE PHILOSOPHY
FOR THE ROUTE 50/I-66 STUDY

The Route 50/I-66 Study Area consists

of more than 5,000 acres of land west

of Fairfax City. Within its.perimeter

"is the proposed site of the new Fairfax
County Center. The vision of the proposed
Fairfax County Center as -the symbolic focal
point of our County prompted the initial
impetus for this study.

Other circumstances and conditions also
prompted a rethinking of land use. for

the area. Since the adoption of the
existing Comprehensive Plan, extension

of I-66 inside the Beltway has begun and
the Fair Oaks Shopping Center has become

a reality. These occurrences constitute
perhaps the most powerful influences on
future land use in the area. The growing
number of office parks in the area reinforce
the trend toward change inevitably arising
from the Fair Oaks Shopping Center and

the vastly improved accessibility of the
area to the District of Co1umb1a and its
environs.

The very establishment of the Route 50/1—66
Task Force.-by the Board of Supervisors
indicated that the County was embarking on

a new approach to land use planning. As

the members of the Task Force representing

a variety of interests and the major County-
wide organizations worked together for
eighteen months, they developed a philosophy
regarding the area. Further, the Task Force
. recognized that Fairfax County's rich
historical heritage and its proximity to

the Nation's Capital provide a special
incentive to make the proposed County Center
and ‘the area which surrounds it reflect

the aspirations and concerns of our citizens.

An understanding of this common ph11osophy
and belief that the proposed Fairfax County

Center should service as the symbolic focal point
for our County will -enhance public understanding

of the Task Force Report. - S1mp1y stated that
philosophy is that changes in land use are
inevitable and should be anticipated and con-

trolled through a process of consensus to assure

that these changes will enhance, rather than’

degrade the high quality of Tife sought by the
County residential and business communities.

Despite the profoundly divergent interests
of its members and their differing points
of view and perspective, the Task Force
joined tofether in disciplined discussion
and debate to reach a consensus on an
approach which will foster and -promote a
Tand use policy born of this vision for
the area. .

The Route 50/1-66 Task Force recommends a
policy for the Study Area that will include:

o]

o]

the preservation of established neighborhoods,
the natural environment, and open space;
the mixing of residential, retail stores, and

-other commercial uses in the same land units;

the provision of complimentary office,
research and employment center uses;

the diversification of the tax base and

the creation of nearby employment
opportunities. i

the conservation of energy through land use
and site planning;

- the improvement of the transportation system,

including mass transits to accommodate future
development; and

the improvement of the transportation system,
including mass transportation, to accomodate
future development; and

the discouragement of strip commercial zoning.

The land use.policy recommended to achieve

these goals takes the existing Comprehensive

"Plan .applicabie to the Study Area, with some

modifications, as the point of departure for
determining both land use and density within
the Study Area. In order to obtain more
intense uses and greater densities, appli-
cants must provide facilities and amenities
commensurate with those more .intense uses
and increased densities above and beyond

the minimum set forth in the Comprehensive

‘Plan. In this manner, the policy makes more

intense uses and greater densities dependent
upon the applicant providing facilities

and amenities of an increasingly significant
nature designed to mitigate the impact of’

- that density. Moreover, the concept envisions

an "Urban Village" consisting of a concentra-
tion of mixed use development centered around
the Fair Oaks Mall and proposed Fairfax County



Cénter-with intreasing]y lower density radié-
ting out from the core.

This approach is a major departure from
conventional County Tand use planning policy,
Generally, the County practice is to-plan one
development program which provides for a single
use .with narrow ranges of density for each land
unit. By contrast, the Task Force proposes
multiple development programs for each land unit
which provide for a variety of land uses and
densities based upon submission to a special
review process and upon performance guide-
Tines which establish quality controls in ex-
change for quantity incentives.

Ih formulating an implementation strategy, the -
_Task Force built upon existing planning tools
and identified the use of the P Districts (PRC,
PDC, and PDH) as the principal vehicle for.
achieving transitions, buffering and mixed land
use in the area. The extensive review process
and other requirements, not imposed in the con-
ventional zoning districts, will increase the
likelihood of higher quality development.

To assure continuity and consistency in admin-*
istering this proposed new policy and in pro-
moting its goals, the Task Force recommends
establishments by the Board of Supervisors of’
an advisory five-member Review Board for a
two-year period to review land use applications

involving property within the Study Area; to. .

confer with citizens, developers, and other
interested parties regarding such applications;
to act as a mediator in reconciling differing
points of view; and to recommend actions on.such
applications to the Planning Commission afid the-

Board of Supervisors. At the expiration of the =

two years, the Review Board should be continued
if it achieves the objectives contemp]ated by
its creat1on

The Task Force recommendations do not me?e]yfr‘l‘
reflect technical solutions to complex land use
problems. Rather, they spring from a vision of .

what our County and this particular area should -
be. . This vision contemplates a place which will

serve as the focal point of Fairfax County, .a
place with which all our citizens can identify, .
a place which will boast beautiful buildings,
surrounded by large areas of open space, where
people can Tive, work, play, learn, and partic-
ipate in their local government. In order for. '
this vision to become a reality, the Task Force
underscores the importance of establishing viable
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financing alternatives to provide required trans-
portation facilities for the area before adopting
a comprehensive plan which incorporates the Task
Force recommendations. Accordingly, The Task
Force recommends a transportation sequel to this
Study to proceed ]mmed1ate1y

A coro]]aryiof th1s,ph1losophy is that a strictly
"numbers™-oriented approach -td determining the
intensity of use obscures the fact that site con-
trols, the amount of open space, architectural ex-
cellence, intermingling of uses, transportation
facilities and the interrelationship of component
properties.to the whole Study Area will largely.
determine the quality of development. The Task
Force reached this conclusion after studying vari-
ous projects with various ranges of density. It .
found that. projects with significant density and
mixed use, when accompanied by sensitive site con-
trols, architectural excellerice, amenities such as
open space and adequate transportation, frequently
offered a-more aesthetically and environmentally
satisfactory alternative to land use than some pro-
Jects with lower densities which often lack these
qua11t1es

The consensus ref]ected in the Task Force recom-
mendations was born of difference and compromise.
The very composition and process of decision- -
making assured that all points of view would re-
ceive consideration in the Task Force delibera-
tions. The approach to decision-making finds its
roots in the Madisonian theory of government,
which envisions participation in the process by
all relevant interests, so that all résponsib]e
interests and views receive a full airing in the
policy process.

Rarely have historical conditions afforded Fairfax
County the unique opportunity to exercise a persua-
sive influence on the future development of such a
large, strategically situated parcel of land with-
in its borders as the Route 50/1-66 Study Area.
The-Task Force has been mindful of both this op-
portunity and this challenge and has proposed ar’
approach to land use which we believe represents
the highest state of the art in contemporary Tand
use planning, while doing so within the existing -
legal framework. We believe our approach, as re-
flected in this Report, offers the best hope for
the future of the area and for the entire County.
We hope that our fellow citizens w111 agree,



FINDINGS, CONCLUSIONS,
'RECOMMENDATIONS

The Route 50/I-66 Task Force has built upon
the expertise and knowledge of its members
who represent a wide diversity of interests.
The effort to build an ongoing consensus

has been-difficult, but it has been achieved.

The Route 50/I-66 Task Force has been able
to discuss .the implications of many issues
relevant to County planning and development,
A summary of the more important areas of
concern addressed include:

0 continuing pressures of residential
development, which could preclude office,
research and employment center develop-
ment -potential in the Study Area;

0 transportatioh, both internal and
external to the Study Area;

0 concern with piecemeal and uncoordinated
development; o

0 energy conservation and better utiliza-
© tion of .alternative forms of energy.

0 a mixed use Urban Vﬂ]age Concept of
‘development;

0 provision through incentives in. the
form of density/intensity to provide
a mechanism to encourage the type of
high quality development the County
" seeks for the Study Area;

0 necessity to protect the environment,

. with emphasis on the Occoquan and
Difficult Run watersheds, and

o diversification of the tax base and
preservation of the County's AAA bond
rating,

A. F1nding§

1. Relation to Proposed Fairfax County Center

Fairfax County purchased 183 acres within
the Study Area for a new government center.

The proposed Fairfax County Center design competi-
tion has started. The Task Force believes this
competition will yield a design that will be

a model for quality development and will
simultaneously provide the County with a:

focal point. The Task Force also believes

thé Center will, by its presence, attract

more intensive development and accelerate

the rate of growth in the area.

The desire to insure compatible development
around the proposed Fairfax County Center site
was one of the primary factors which led to the
creation of the Route 50/I-66 Task Force.

2. Planning and Zoning Considerations and
Market Conditions :

The Plan provides for more dense/intense utili-
zation of land than the current zoning in many
cases. However, when the Plan indicates less
density/intensity than the current zoning, as

it does in some areas within the study, it is
unlikely that development will occur at the Plan
Tevels, '

The Task Force believes current Comprehensive

. Plan and zoning classifications have not result- -

ed in, or achieved, mixed-use development.

While the "P" districts provide an opportunity
to develop land in a mixed use Urban Village
Concept, there has been only limited utilization-
of this type of development. '

It is the consensus of the Task Force that the
Tand under study is unique in the sense that:

1) it is sparsely developed;

2) it is at a primary transportatio'n, junction,
" and :

" 3) it is 1in the path of development which is

likely to escalate greatly in the near future. -

It is the consensus of the Task Force that market
demand will produce development in the Study Area
at uses and densities greater than and different
from those currently planned.

The Study Area stands at a "timing threshold” in-

" the development cycle. A number of plan amend-

ments and rezoning applications on file have been

. deferred, with the consent of the applicants,

pending the outcome of the Task Force efforts,
These amendments, by themselves, will impact’
and substantially alter the current plan.
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Fair Oaks Shopping Center exists and is planned
for additional. buildings. The Shell and High
Ridge Industrial-Parks are under construction,
Uncoordinated commercial/industrial uses are
steadily moving west from Fairfax City.

The basic infrastructure necessary to support many
types of development. is in place or about to be
put in place:

- Water

- Sewer

- Electricity

- Gas .

- Basic road access to the Study Area

The Study Area is the largest undeveloped area
in the County serviced by the primary infrastruc-
ture necessary for development. .

Large tracts are in single or 1imited ownership

The Task Force believes development pressures
tend to-threaten existing neighborhoods.

Utilization -of mixed-use planning provides one
of several mechanisms for buffering existing
neighborhoods. :

Market research indicates that the potential
demand for greater utilization in terms of
density will exist over the next 20 years. The
Task Force believes this development will
probably result in incremental erosion of the
existing Comprehensive Plan

The ‘actual levels of development are influenced
by many factors, such as:

- County policy

- Area economic conditions
.- Availability of sites

- Availability of manpower

3. Fiéca] Implications

The current Comprehensive Plan does not adequately
address the fiscal implications which follow from
the Plan use designations, nor are these fiscal
implications addressed in other County planning
documents, -

The predominant residential use designations of
the current Comprehensive Plan will result ina

X

significant demand for services with a small off-
setting increase in the non-residential tax base.
The existing Plan does not provide a means for
addressing or financing needed road and other
off-site improvements. ’ -

The Task Force believes the current Comprehensive
Plan encourages “"suburban sprawl".and does not
adequately encourage greater concern for hus-
banding the resource which the land itself
represents.

4. Transportation
The Study Area is currently served by several

major highways: I-66, Route 50, and Route 29.
Several secondary roads also serve the area:

- West Ox Road, Stringfellow Road, Waples Mill Road,

Jermantown Road, and Shirley Gate Road. The
proposed Springfield Bypass is planned to traverse
the Study Area.

The current road network provides access to and
from the Study Area but lacks adequate facilities
for movement of the traffic within the Study Area.
Further, it does not appear that the road

network shown on the Comprehensive Plan is suffi-
cient to provide adequate levels of service

within the Study Area.

Under the current Comprehensive Plan, projected
levels of service will vary from adequate
(relatively free flowing) to poor (stop and start
with major delays), depending upon location.

The Task Force believes that development which is
likely to be built under the current Comprehensive
Plan will not provide necessary improvements to
offset deteriorating levels of service throughout
the area. Current County and state resources are
inadequate to fund the transportation requirements
of the Area without private sector participation.

There is no adequate set of incentive tools avail-
able to the County which encourages transportation
infrastructure improvements under the current
planning and development processes.

The current Comprehensive Plan provides neither
incentives for adequately addressing the issues
of mass transportation, van pools, car pools, and
ride sharing, nor a concentration of density

to stimulate mass transportation for this area,

There exists a need to coordinate better. the imple-
mentation of.transportation infrastructure



‘improvements with the actual development taking
place in the Study Area.

5. Other Areas of Special Concern

The Study Area has several natural features of
unique significance. It is situated at the head-
waters of the Occoquan and the Difficult Run
watersheds. A major aquifer traverses the area.
Stream valleys and associated floodplain run
throughout the area.

Many amenities exist, such as parks, monuments,
trails, and open space.

There are several stable residential communities
within the Study Area which must be preserved and
protected. '

Several existing publicly owned parcels in the
area pose challenges in terms of quality develop-
ment: the landfill, Camp 30, the Animal

Control Center, and Weigh Station,

The Task Force believes the park storage site
{which was the source of the cover used at the
landfi1l) has significant development potential
which thé County could utilize to encourage
quality development in the Study Area,

In this era of substantial dependence upon
continually more expensive purchased energy, the
Task Force believes energy conservation has become
a prominent concern. There is need to increase
energy efficiency and use renewable energy and to-
reduce total energy demand.

The opportunity to factor energy conscious land
use planning and site design into the Route 50/
I-66 Study is both timely and important. The
Task Force believes that multiple and mixed-use
land arrangements, in which residential, retail
and employment opportunities are Tocated within
close proximity to one another, can dramatically
cut energy usage and reduce the total number of
vehicle and/or person miles traveled.

By developing comprehensive transportation
management strategies, including mass trans-
portation, parking and traffic improvements,

a ride-sharing program and an extensive inter-
connecting system of pedestrian and bicycle
pathways, energy conserving goals can be
accomplished,

B.  CONCLUSIONS

1.  Planning and Zoning Consideraions and _
Market Conditions :

The current Comprehensve Plan needs to be re-
vised. This revision should include mechanisms
for encouraging assemblage and mixed use, It
should include tools and incentives which can
be utilized to encourage innovative quality
development, It should reflect those instances
where current zoning provides for more intense
utilization than the current Plan, It should
reflect a realistic level of development and
provide for density/intensity bonuses when
amenity packages are combined with requests

for more utilizations.

The Task Force believes the Study Area can
become a focal point for Fairfax County. With-
in this area of residential, commercial office,
research, employment center, cultural and
government land uses should be encouraged,

Market forces exist to bring mixed development
to the Study Area, and these forces will continue
to exist over the next 20 years,

The County must take positive steps to coordi-
‘nate the development of infrastructure necessary
to support development in the Study Area.
Otherwise, the opportunity will be lost and any
benefits which might have accrued will never
materialize.

2, Fiscal Implications

The County can improve its non-residential tax
base by encouraging high quality development of
mixed-use residential, commercial, industrial

and employment centers in the Study Area, Through
utilization of these centers, or "Village Cores",
economies of scale can be achieved, energy can be
conserved, and a new model of development can be
created in the County. These centers will serve
as models for similar mixed-use development else~
where in the County.

3. Transportation

A better transportation network is essential in
order to realize the full market potential of the-
Study Area, and the economic return from
increased densities should be used, in part,

to provide the needed transportation improvements,
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The existing road network, both into and within
the Study Area, is insufficient to handle
existing or planned traffic adequately or safely.
First, it is important to ensure the completion
of all.Comprehensive Plan transportation improve-
ments into and within the Study Area  (See spe-
cific transportation recemmendations for West of
Fairfax Comnlex Area in the Comprehensive Plan,

Secondly, it is essential the the following
improvements, inter alia, be incorporated in
this plan. A north-south connector road,

east of Greenbriar from Route 50 to Route 29
is needed with interchanges at Route 50, I-66,
and Route 29 to provide adequate access and
traffic movements in the western part of the
Study Area. (See Figure 4, Traffic Impact
Analysis in the Fairfax Center Area Study).

A second north-south connector road from
Route 50 and Route 29, will provide access
and traffic movement in the eastern part of
the Area.

The major arterial roads, Route 50, 29 and
1-66 will all need to be widened to accom-
modate the increased traffic. Completion
of the two missing ramps in the Route 50/
1-66 interchange is important to facilitate
traffic flow through the area. This will
also create the need to reconstruct on the
Fair Oaks flyovers. If Route 50 is widened
to eight lanes as planned, both flyovers
must be rebuilt to accommodate the extra
lanes. Therefore, only six lanes is recom-
mended.

East-west connector roads from the western
north-south connector to West Ox Road and

from West Ox Road to the proposed Fairfax County
Center site and Route 29 with a bridge spanning
I-66 will help improve east-west circulation
internally and connect the core areas.

Improved intersections such as West Ox Road,
Fairfax Farms Road and others throughout the
Study Area are needed using turn Tanes,
signalization, grade separations and even
relocation as in the case of Legato Road which
intersects West Ox Road so near Route 50 that
it interferes with the already congested West
Ox-Route 50 intersection. Residential roads
such as Random Hills, Legato, {south of I-66)
and three streets in Greenbriar, Middle Ridge,
Acorn Street and Marshall Hall Lane, should

be terminated in cul-de-sacs to keep them

from becoming throughways for commercial traffic.

xii

A great oprortunity exists to promote alternate
transportation modes including mass transit. an
intra-area shuttle system, ride-sharing and

van pools. Development of a pedestrian and
b1cyc1e circulation system within the Study
Area is necessary.

Returns‘to the County, realized by the gréater
commercial density in the Study Area, should

help finance transportation improvements in
this area.

Returns to the County, realized by the greater
commercial density in the Study Area, should
help finance transportation 1mprovements in
this area.

Finally, further detailed study of the entire
transportation system is recommended to assure
that adequate infrastructure will be provided
in a timely manner to serve the "Urban Village"
development outlined in this report.

4, Areas of Special Concern

The Tland use Plan should encourage mixed-use/
Urban ‘Village quality development.

Encouraging high quality development in the
Study Area provides a tool to address many
special concerns. It will:

o provide a focal point for Fairfax County;

o . reduce development pressures elsehwere in
the Occoquan and Difficult Run watersheds;

0 protect existing neighborhoods through
buffering and other appropriate technigues;

0 provide for protection of the‘environment,
particularly the Occoquan and Difficult
Run watersheds;

0 preserve existing historic sites and
recreational facilities;

0 encourage the protection of open space and
other amenities in the area which include
Environmental Quality Corridors;

o encourage the County to resolve the land-
i1l controversy and urge an alternate
use of the transfer station and Tandfill
site as a metro bus site and metro parking
facility;



encourage an alternate use of the park
storage site;

discourage strip commercial development
~and commercial sprawl, particularly on
Route 50 and Route 29; 3,

orient office and commercial development
toward I-66; 4.

provide for a better coordinated approach
to development and

reduce energy consumption through better
utilization of land development.

Recommendations

Revise the Comprehensive Plan to reflect:
the Baseline Plan recommended by the
Task Force. 6.

Adopt, in principle, the Intermediate and
Overlay Plans recommended by the Task Force,
subject to additional transportation recom-

mendations to be made in the near future. 7.

The Task Force does not favor a total
buildout of approximately 23 million
nonresidential square feet. This number
represents the approximate aggregate of

all planned Overlay density figures on a
parcel by parcel basis (minimizing -housing
as a secondary use in the PDC district).

The Task Force firmly believes that this
total density is too high and represents

an unrealistic development level for the
Route 50/I-66 Study Area. Consistent

with this belief the Task Force recommends .
that an annual report be issued by the
County which states the total nonresiden-
tial square footage and residential units
(including planned and built) in relation

to the 14 million square feet of non-
residential space and 11,000 residential
units viewed by the Task Force as the
maximum level of intensity which is
appropriate for the Study Area.

The Task Force urges the Board of
Supervisors to adopt appropriate policies and
provide guidance to the Fairfax Center
Implementation Review.Board and Planning
Commission that will result in the encouragement
of mixed uses of PDC districts with a

concomitant reduction of nonresidential
development intensity, The Task Force urges
that public transportation investments be made
to assure coordinated development for the Area.

Proceed as expeditiously as possible with
the proposed Fairfax County Center project.

Create a Review Board with provisions for
an evaluation of its effectiveness of two
years,

Provide a mechanism for funding transpor-
tation improvements in the Study Area by
the public sectors,

Sell the Park Authority's storage site to

provide funding of necessary County in-

frastructure improvements required by the

Rroposed Fairfax County Center and the Study
rea.

Incorporate energy for creation of linear
parks, plazas, open space, bike trails,
pedestrian circulation networks and other
quality development amenities,

Proyide a mechanism for creation of linear
parks, plazas, open space, bike trails,
pedestrian circulation networks and other
quality development amenities,

xiii
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1.0 INTRODUCTION

1.1 BACKGROUND/PURPOSE

On May 19, 1980, the Fairfax County Board of
Supervisors approved the establishment of a
Citizens Task Force to assist in the formulation
of planning recommendations for an area of over
5000 acres adjacent to and west of the Route
50/1-66 interchange in Fairfax County. This
Board action marked the beginning of the major
planning effort described in this report.

It is beneficial to outline briefly some of the
factors and events which led to the creation of
the Route 50/1-66 Task Force:

o The Board of Supervisors decided to
relocate the existing Fairfax County
Government Center. A 183 acre site in the
Route 50/1-66 area was identified and
purchased by the County for the future
governmental center.

) A Government Center Master Plan Committee
was established to develop a design com-
petition for the proposed governmental
center. The Committee stated that the
design excellence anticipated for the
proposed Fairfax County Center should
extend beyond that site to the surrounding
area, and that the entire Route 50/1-66
area should be planned as a strong focal
point for Fairfax County.

0 Fair Oaks Regional Shopping Mall, with 1.2
million square feet of enclosed space,
opened in mid-1980 at the intersection of
Route 50 and I-66. The largest regional
mall in the County, Fair Qaks and its
associated development are expected to
become a nucleus for development of a major
shopping-office-hotel complex in the area.
The opening of Fair Oaks Mall, along with
the construction of the initial buildings
of the Pender and High Ridge business parks
east of the Route 50/I-66 interchange,
underscore the area's present economic
development potential.

0 Increased private developer interest in the
I-66 development corridor, and the fact
that a great deal of the Route 50/1-66 area
today remains undeveloped, underscore the
new development potential for the area.

A good deal of discussion ensued regarding
the concern that the Route 50/I-66 area
might become "another Tyson's Corner".
Such a comparison offers a somewhat posi-
tive economic picture but also elicits a
concern for environmental quality for the
area; there was unanimous Task Force agree-
ment that certain aspects of the Tyson's
Corher experience should be avoided in

. planning the Route 50/1-66 area. Notable
lessons learned from earlier experiences at
Tyson's Cornier include -increased planning
emphasis in the areas of: improved pedestrian
circulation; increased open space; closer
proximity among the workplace, shopping
areas and housing concentrations; avoidance
of major strip commercial areas of free-
standing buildings (such as large auto
dealerships); the reduction and buffering
of large expanses of parking; and trans-
portation issues, especially the assurance
of infrastructure construction in a timely
fashion and improved opportunities for mass
transit service.

Early in the process, the watchword was "imple-
mentation". The Task Force realized that the
preparation of a land use plan which could not,
or would not, be impiemented with the highest
quality standards, was not acceptablie. Any
proposed land use plan would need to be socially,
economically, environmentally and politically
acceptable to a wide range of Fairfax County
citizens. The Task Force membership, with its
diversity of backgrounds, represented the
sensitivities, concerns and desires of Fairfax
County citizens. Therefore, the assurance of
the development of a truly "implementable" land
use plan by this representative group could
only be had through widespread agreement on
that plan by the Task Force. Indeed, a general
consensus was essential in dealing with the
major issues before the Task Force. The land
use plan proposed in this study is the product
of many hours of effort, deliberation and
discussion in an attempt to forge a consensus
so that this plan can and will be implemented.



1.2 STUDY APPROACH

The problem at hand was to review the Compre-
hensive Plan for the 5340 acres comprising the
Study Area. Issues and concerns to be addres-
sed by the study needed to be identified; the
basic approach to the study had to be defined
and a process for achieving the study goals had
to be developed. Also, the product of the
study, a revised land use plan, had to embrace
a quality concept for Tiving while responding
to the opportunities, constraints, and needs of
this unique area and Fairfax County. Through
an intensive process, with technical planning
assistance from the EDAW project team, the Task
Force developed a revised land use plan which
is sensitive to the myriad of social, envi-
ronmental and economic issues posed by the
original. problem. The issues fall into the
broad categories of transportation, environ-
mental quality, land use, market potential, and
implementation, and are discussed more fully in
Section 2.0. The key concept for future develop-
ment of this area is that of the "Urban Village",
further explained in Section 4.0.
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2.0 MAJOR ISSUES SUMMARY

A 1ist of major issues was identified through
inventorying the Task Force goal statements and
Land Use Plan evaluation criteria statements.
Genera]]y, the Tist was categorized into five -
major issue areas: :

2.1 LAND USE

0 The existing Comprehensive and Zoning Plans’

for the Route 50/I-66 Study Area are
predominantly single land use assignment

plans. Large, homogeneous areas of similar

densities and uses should be avoided in
order to ensure that the Study Area will
not ultimately develop in the familiar
pattern of such places as Tyson's Corner.
Instead, a rich mix of land uses, in
quality developments, which respond to
market and site-specific cond1t1ons should
be encouraged.

) There is a need for multiple and mixed land
use arrangements if the potential quality
level of the Study Area is to be attained.
Thi's can be achieved through the use of
existing Fairfax County "P" (Planned
Development) Districts allowing for a
quality mix of housing, employment, retail
and other-uses, and through the development
of special "mixed use village cores" in
strategic areas.” Such multiple and mixed
use projects must be governed by perfor-
mance criteria which w111 insure quality
development.

0 The proposed Fairfax County
Center will be a major focal point for
future Study Area development; therefore,
it is critical that adjacent development be
compatible to the proposed center in
general use relationships, scale and
quality--it should complement and rein-
force, not compete with the Center. This
high quality of design should be encouraged
in all development within the Study Area.

Urban or suburban "sprawl" is not a desi-
rable land use pattern for the area. The
proposed land use plan should provide a
strong conceptual and perceivable sense of
order through the control of land use
Tocation, densities, hierarchical road
systems, major focal areas (cores) for
development, cluster design concepts and
strong use of buffers and amenity features.

Land uses should be allocated to specific
sites based upon each site's suitability to
support a particular use or uses in terms of
natural conditions, support service availa-
bility and consideration of adjacent :
planned and existing uses.

To ensure a high quality level of
development throughout the Study Area,

" design review mechanism should be considered

for inclusion in the implementation aspect

of the proposed plan. This review process

would help to maintain and assure a standard
Xf excellence of development. for the Study
rea.

Open space definition through the planning

of continuous linear park and pedestrian/
bicycle systems throughout the Study Area

is desirable; these systems would frame and
buffer development ¢lusters while providing.
recreational and transportation opportunities,
Fairfax County currently encourages the for-
mation of stream valley parks, and actively

-pursues a policy of the protection of

Environmental Quality Corridors along streams.
The land use planning process should actively
support and augment these County policies.

Existing stable neighborhoods should be
preserved, enhanced and reinforced through

.the use of buffering and recommended im-

provement actions. . Buffering measures and
compatible adjacent Tand uses must be
incorporated into the Plan for protection
of the integrity of neighborhoods such as
Dixie Hills, Random Hills, and Greenbriar.

Strip development should be minimized while
maximizing the “cluster development"”
concept throughout the area.



2.2 TRANSPORTATION
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The need to attract suitable mass transit
services to the Study Area through the
planning of proper type, mix, location, and
intensity of land uses was considered of
primary concern. If the extension of

.commuter rail services proves infeasible,

the assurance of express commuter bus
service via [-66 to the Nutley Road Metro
Station and the District of Columbia is
desirable to reduce automobile traffic
generated by the Study Area, as well as to
conserve energy and lessen air pollution.
Internal to the Study Area should be a well
developed bicycle path system, linking
homes, employment centers, retail areas and

_recreational sites; such systems will offer

alternatives to using automobiles for short
trips within the area, and 1link the Study
Area to neighboring areas.

The roadway system for cert&in parts of the

area is already congested during peak

traffic periods. Strong consideration must -

be given to the traffic impact of any
proposed development beyond the current
adopted Comprehensive Plan level. There-
fore, transportation improvements must be
provided in concert with new development,
as needed. :

Particular areas of concern include Route.
50 and West Ox Road north of Route 50.
These major regional commuter routes are
operating at the Jowest level of service
during peak hours, and future planning
efforts should improve this situation as
much as possible through redistribution of
traffic along other (new or existing)
routes or through highway infrastructure

" improvements. Sanitation truck traffic to

and from the landfill via West Ox Road
constitutes another traffic problem.
Although the planned cessation of landfill
operations in late 1982 would improve this
situation, the proposed sanitation truck
transfer station on that site would create
new truck traffic in the area. A thorough
analysis of 1ikely transfer station impacts
on the area should be undertaken with
consideration. given to the option of not
establishing the station in this area.

The interchange at Route 50 and I-66 is
currently incomplete. This hinders the

smooth flow of traffic by forcing drivers to
resort to circuitous routes. Inclusion of
the additional ramps necessary to create a
full interchange must be considered in the

. planning process.

Any proposed major thoroughfare must

respect existing established residential
neighborhoods to the greatest extent
possible. The alignments of proposed roads
should not reduce the livability of resi-
dential neighborhoods either by entering
the neighborhood or by passing unreasonably
close by, unless such impacts are mitigated.

[-66, Route 50 and Route 29 should be
recognized as major traffic corridors in

the Study Area Land Use Planning effort.

The proposed Springfield By-Pass or another
major north-south connector road and other
proposed internal collectors should be
considered as primary future traffic carrier
options which may complement the existing
road system. Neighborhood collector

streets should not be looked to as future
major thoroughfares when such usage degrades
the quality of the adjacent land uses. '

Currently proposed roadways should be assessed
in 1ight of Study Area planning objectives,
opportunities and constraints. A major artery
should run in a north-south direction and
would be located between the Greenbriar

Community and the Fair Oaks Mall. A substantial

land use and noise buffer would be retained
between the major roadway and the residential
area along the eastern boundaries of the
Greenbriar and Oakwood Estates communities.

Quality truck and service vehicle access
must be provided in such a way as to cause
minimal negative impacts on Study Area
users and residents. This applies par-
ticularly to vehicles servicing existing
and proposed commercial, office, indus-
trial, and utility uses. Limited access
highways with adequate design character-
istics, along with the proper location of
service-oriented land uses, can reduce
potential negative impacts.

Proposed road alignments must be responsive
to natural Tandscape conditions and existing



2.3

Management Framework

and proposed land uses. The visual impact
of the roadway must bé considered a primary
design criteria during horizontal and

. vertical alignment planning and design.

Roadway design through wooded areas should
include tree preservation criteria, espe-
cially in the median area. The relationship
of proposed roads to residential uses must
be considered; safety, noise, air quality,
and other issues should be addressed in this
context.

ENVIRONMENTAL QUALITY CONCERNS

There is a need to protect the water and
environmental quality of the Occoquan Basin
area. The Occoquan Basin drains approxi-
mately 20% of the total area of Fairfax
County. The reservoir stores water for a
large percentage of ‘the Northern Virginia
population. Even though the present overall
intensity of development within the Occoquan

Basin is relatively low, water quality Tevels"

in the Basin are worsening. Further influx of
development into the area will be extremely
detrimental to water quality and wildlife
habitats unless-environmentally sensitive
site development measures are utilized.

inttistition—||— _ata col

In order to achieve the environmental goals
of swimmable and fishable waters within the
Study Area, measures must be taken through-
out the development process to control
water ‘pollution problems associated with
increased development. All projects within
the Study Area must abide by the "Best
Management Practices" (BMP) criteria for
non-point source pollution control, as
adopted by the County Board of Supervisors
in an effort to achieve water quality
goals. Included in these practices are:
sedimentation control, storm water deten-
tion (modified as per BMP's), storm water
retention and detention, infiltration
trenches, porous pavement usage, paved
surface c¢leaning practices, erosion
control, cluster development, grass

swales and vegetation filter strips.

There is a need to minimize, if not
eliminate, point source pollution within
the Study Area. These sources of pollution
can have severe effects on water quality,
and can become health hazards, particularly
when pollutants permeate into the ground
water supply. When this occurs in an

aquifer (such as exists in the Study Area},
drinking water can be severely affected.
The inclusion of facilities which may
generate point-source pollution must be
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studied carefully within the planning
process. In addition, mitigation methods
must be employed for all situations where
point source poilution may present a
problem within the Study Area.

A portion of the Difficult Run Watershed is
contained within the Study Area. This has
been designated as a "Critical Environmental
Area" by the Commonwealth of Virginia in
recognition of the serious threat that
development makes on water quality, wild-
life habitats and preservation of flora and
fauna. Earthwork, reduction in vegetation
cover, and increased rate of run-off
resulting from the use of impervious
surface materials can result in erosion and
increased sedimentation of the stream
system. Water quality, stream profiles,
and vegetated wildlife habitats along
stream edges may be adversely affected.
While development could have adverse
effects on the watershed, there are nu-
merous available techniques of siting,
choice of materials, construction methods
and water-related management practices that
can assure the preservation of the Difficult
Run Watershed, while accommodating an
increase in development. These techniques
must be utilized in all development pro-
jeécts with the Study Area.

The need to protect and enhance flora,
fauna and water quality is of primary
concern. This can be accomplished through
the provision of Environmental Quality
Covrridors (EQCs). These EQCs form a
vegetated filter strip around streams. In
this way, impurities which flow in run-off
“are filtered out prior to entry into the
stream system, thus. ensuring higher water
_ quality.  The EQCs additionally serve as
valuable wildlife habitats and zones where
natural vegetation processes are allowed to
progress. Consequently, all streams and
other areas of particular environmental
consequence must be protected through the
strict adherence to a policy of protection
of Environmental Quality Corridors. Once
established, these Environmental Quality
Corridors, when linked together and aug-
mented by parks and other open space areas,
can form a continuous open space system:
1inking all major parts of the Study Area.
Such a system of pedestrian and/or bicycle

trails should be established during the
planning process.

2.4 ENERGY CONCERNS

0

2.8

In this era of substantial dependency
upon continually more expensive purchased
energy, energy conservation has become a
prominent concern, There is need to
increase energy efficiency and use of
renewable energy and reduce total energy
demand.

The opportunity to factor energy conscious
1and use planning and site design into the
Route 50/1-66 Study is both timely and
important. Multiple and mixed-use Tand
arrangements, in which residential, retail
and employment opportunities are located
within close proximity to one another, can
dramatically cut energy usage and reduce
the total number of vehicle and/or person
miles traveled.

By developing comprehensive transportation
management strategies, including mass
transportation, parking and.traffic improve-
ments, a ride-sharing program and an

extensive interconnecting system of pedestrian
and bicycle pathways, energy conserving goals
can be accomplished.

MARKET POTENTIAL

The land use assignments and densities
ultimately chosen for the Route 50/1-66
Land Use Plan should accurately reflect
the development potential of the area.

A Plan that is overly optimistic in terms
of the amount of development that can be
attracted to the Study Area will remain
unfulfilled. Conversely, a plan that
underestimates the type and density of
future development will likely cause serious
pressures that can weaken the approved Tand
use plan. .



2.6

IMPLEMENTATION/ADOPTION

In order for the Land Use Plan to be brought
to fruition, an implementation strategy

must be developed. An incentive-based
approach, in which mutual benefits are

agreed to between the developer and the
County, has a better chance of success

than a purely mandated, control-based
approach. In the first case, both the

County and the developer benefit - one
through the provision of public amenities,
pubtic facilities and infrastructure improve-
ments, and the other through an increase in
allowable intensity of development. In

a control-based system, where benefits expected
from developers are more rigidly defined,

the opportunity for this exchange is lessened.
The implementation component of the Land

Use Plan should be based upon a bonus
density/amenity incentive concept with the
understanding that this approach would

create a forum for flexibility, compromise
and mutually beneficial development solu-
tions.

Fairfax County presently has at its dis-
posal certain planning tools - namely, a set
of comprehensive plan and zoning classi-
fications (including the special zoning
category of "P" districts). The need to
work within this existing framework to the
greatest extent possible was recognized

by the Task Force. The "P" districts, whether
Planned Development Commercial (PDC) or
Planned Development Housing (PDH), are
sufficiently fTexible to accommodate the
major goals of the Plan. In a PDC district,

~commercial uses (including office and retail)

are primary. Mixed use can be accomplished
by the inclusion of suitable secondary uses
(which may include housing). In a PDH, resi-
dential use is primary. Secondary uses which
serve and enhance the residential use are
permitted at graduated levels related to
residential density. These secondary uses
are primarily designed to be support commer-
cial in nature. A third "P" district PRC
(Planned Residential Community) is designed
for large scale mixed-use planned community
projects of 750 or more acres (such as
Reston. :

In Tight of the flexibility of the "pP"
districts currently available as planning
tools in Fairfax County, the Land Use Plan
should attempt to work within the existing
framework, rather than to develop and
require authorization for a set of new
controls.

Within the Route 50/1-66 Study Area, indi-
vidual ownership holdings range from less
than one acre up to several hundred acres.

In order to develop the Tand to its fullest
potential, development parcels of sufficient
size must be aggregated. This may be accom-
plished either by purchase or by joint develop-
ment among.groups of land owners. Incentives
should be provided to promote this aggrega-
tion of small adjacent lots into larger
parcels more suitable for quality development.

Vehicular circulation within the Study Area
already contains areas in which traffic is
congested. An increase in development
without accompanying infrastructure
improvements will only serve to exacerbate
the prablem. Conversely, construction of a
road network without the accompanying
development will prove enormously expensive
for the County. The planning and imple-
mentation process should, therefore, ensure
that transportation improvements neither
lead nor lag development.

The County will have responsibility for
overseeing the funding of the public
infrastructure elements of the Land Use
Plan. It is incumbent upon the County to
determine the most realistically achievable
methad of financing these public/private
sector improvements - be it through private,
self-taxing associations, a schedule of
prepayment of taxes, state/local revenue
sharing, or any other feasible method.
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3.0 PROJECT METHODOLOGY OVERVIEW

The consultant team, led by EDAW, Inc.,
provided both technical assistance and guidance
to the Task Force throughout the study process.
A blend between direction and response on the
part of the Task Force and consultants was.
necessary. The Task Force was the client
group; it represented a microcosm of people

of Fairfax County. The Task Force was com-

prised of an extremely diverse set of knowledge-

able County residents, and this, along with
the large number of members and alternates
participating, assured that a wide range of
concerns, desires, and issues at many levels,
would be voiced during the meetings. Partici-
pation in these meetings provided the consul-
tant with the opportunity to understand the
philosophies and goals of the members, and to
respond to these through an organized, yet
flexible, planning process. The Project
Methodology developed by the consultant
contained the following major project phases
and characteristics:

Project Initiation (Phase 1.0): During this
phase the consultant became more acquainted
with the Task Force and its concerns. The
management framework was revised to reflect
these concerns by incorporation of major Task
Force comments developed earlier in the
process. A more detailed project scope, by
discipline, was developed. Once the project
methodology was refined, work began on the
data collection and analysis phase of the
study.

Data Collection/Analysis (Phase 2.0): As the
consulitants continued to participate in the
regular Task Force meetings in order to gain
a fuller understanding of the issues, they
began the process of collecting a data base
for future decision-making. Both on-site
reconnaissance and other research techniques
produced a set of base data consisting of
maps, reports, charts, studies, books, etc.
~for use in the analysis phase of the study on
all major issue-related topics.

This data was, whenever applicable, graphically
portrayed and analyzed for use in defining

the opportunities and constraints of the

Study Area and its relationship to the County-
wide context. These analysis documents were
summarized under the next project phase.

Opportunities/Constraints (Phase 3.0): The

synthesis of the data collected in Phase 2.0
was accomplished through the preparation of a
series of "Opportunities and Constraints" and
"Summary" documents. These documents combined
related pieces of data and information into a
written or graphic format which readily
allowed general comparisons and assessments,
yet maintained a degree of specificity for
detailed investigation. Generally, though,
these summary documents provided the framework
for the "drawing" of all alternative Tand use
plans. Other summary information was prepared
in the form of issue papers on public infra-
structure and economic/marketing constraints
and potentials. These issue papers also
outlined parameters under which alternative
land use plans were prepared. During this
phase, "developable land units" were mapped
and their acreages quantified for future land
use programming efforts.

Concepts/Alternatives (Phase 4.0): During

this phase, the preparation of alternative
land use concepts was accomplished in a
quantifiable manner. In other words, the
developable land units were assigned specific
land uses and density/intensity factors in

-each development scenario. Various development

concepts could be investigated as options
Teading toward a preferred plan.

Evaluation (Phase 5.0): Although a great
deal of evaluative comments were made during
the entire Concepts/Alternatives Phase of the
Study, a distinct phase was established for
final alternative Tand use plan evaluation.
Phases 4.0 and 5.0 were essentially combined
due to the functional requirements of the
Task Force setting, but a major effort was
made to identify alternative Land Use Plan
Evaluation Criteria for Task Force use in

its deliberations. The fiscal impact of

the various plan alternatives was also used
as a gauge for evaluation. The County Fiscal
Impact Model was applied to representative
alternative plans in order to determine their
respective positive or negative impacts on
County costs/revenues.




Preferred Plan Preparation (Phase 6.0): The
preparation of a preferred land use plan
occurs on many levels of detail: The broad,
county-wide conceptual planning context, the
more focused Study Area level, the key area-
level within the study area and finally, the
specific land unit tevel. ‘A1l of these
levels must be considered and addressed by
the preferred land use plan.

Various techniques were used to distill the
alterative land use plans down to a preferred
.plan, but one of the most successful tools
was that of the Task Force Workshop. After
the development of a number of Tland use plan
alternatives by the consultant, the first
workshop was held. During this workshop
three alternative plans, each with distinctly
different characteristics, were addressed by
Task Force members. The "product" was a
general Task Force agreement on the concept
and characteristics of the preferred plan.
The second workshop focused on the assignment
of Tand uses to the preferred plan, although
this was a preliminary activity which did not
offer final rigid recommendations. The
development of the preferred land use plan
was a cyclical process involving the preparation
of alternative land use plans with specific
characteristics (e.g., program, mixed use
core concept, etc.) by the consultant, presen-
tation to and review by the Task Force, and
revisions/adjustments/refinements by the
consultant. With each cycle of the process,
alternatives became more defined and the
preferred plan became more explicit. The
third workshop dealt with assigning land use
densities/intensities to the plan, as well as
with evaluating the transportation infra-
structure requirements for the plan. Afterwards,
further Task Force discussions and inputs
were required to better define the final Tand
use plan proposed in this study.

Adoption/Implementation Strateqy (Phase 7.0):
The ‘implementation aspects of the preferred
land use plan were considered absolutely
critical to the success of the study. The
consultant, along with the Implementation
Sub-committee of the Task Force, researched
various plan implementation techniques and
proposed the use of an incentive-based pro-
cess. Described in detail in Section 6.0,
the implementation component of the plan is
incentive-based rather than solely control-

10

based. This tandem approach forms a comple-
mentary relationship between existing minimum
ordinance and regulation requirements and
well-defined land use density/ intensity
bonus incentives; it assures public amenity
and infrastructure provision at three levels
of development. Conceptually, the quality
control of the development product is tied to
quantity incentives offered to the developer.
Development criteria for the proposed land
use plan were developed by the consultant as
performance standards; these guidelines, as
well as density bonus recommendations, would

be administered in the Study Area by a
review board.
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4.0 BUILDING BLOCKS FOR A PLAN
4.1 DATA COLLECTION/ANALYSIS

A detailed analysis of the Study Area was
undertaken as a data base for the planning
effort. This data was collected in two major
areas: ’

Physio-biological, which included:
o Land structure (elevations)
Soils analysis

Environmental Quality Corridors
Watersheds

Climatic conditions, and

[« el eie)

Socio-cultural, which included:

" Ownership patterns .

Land use

Land utilization

Community features

Archeologic and historic features
Visual features

Transportation infrastructure
Utilities

O 0000 O0OO0OO0o
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4.1.1 Land Structure

The characteristics of the Study Area's major
Tand forms are illustrated by the Land Struc-
ture Map. Ridges, valley walls and waterways
comprise the basic structure of this Piedmont
Terrain. The stream valleys can prov1de buf-
Ffer/amenities and the framework for major
area and regional open space/recreational
systems. Development proposed for the area
must respect the natural land structure.
Structural elements also aid in defining the
developable land units for consideration in
planning efforts. High points become potential
quality image, roadway and building sites;
these areas have high visibility to and from
the surrounding areas and must be treated
sensitively as major focal points. When
necessary, land uses can be located at Tower
elevations to reduce their overall visual
impact, especially when used in conjunction
with buffer treatments.

The Study Area's predominant north-south
ridge defines the upper limits of its
watersheds. This ridge generally follows
West Ox and Legato Roads and contains the
highest natural point in the Study Area (488"
above sea level). The landfill site actually

“has a higher elevation, 580' above sea level,

and is proposed to be no higher at the end of
operation in 1982. The relative lack of soil
stability and potential problems resulting from
methane gas release probably preclude the
landfill as a primary building site.

The lowest elevations occur where Little Rocky
Run and Difficult Run leave the Study Area;
these points are approximately 325' above sea
Tevel. A maximum elevation change of approxi-
mately 153" occurs within the Study Area.
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4.1.2 Soils

The Study Area is located in the Piedmont

GeoTogic Province, approximately halfway between
the Triassic Lowland Province to the west and the
Coastal Plain Province to the east. Bedrock in
the area consists primarily of fine grained mica.
schists and chlorite schists, the predominant rock
types of the Washington metropolitan area. The
schists are crystaliine and are highly resistant
to erosion; soils which form over the schists are
deep and residual.

East of Legato Road, a schist aquifer traverses the
area in a northeaster]y direction. The aquifer band
averages 4000 feet in width; yields from the
aquifer are Tow.

Soils were analyzed in terms of their particular
characteristics including slope, erodability, septic
system suitability, and flooding or water table
problems (drainage). Other characteristics of soils
determine suitability for locating highways and
bearing capacities for structures. These factors

determine the relative ability of various so1ls to
sustain development.

Soils subject to flooding were considered unbuildable
and were incorporated into the EQC areas. Other soi]
types were considered buildable but with severe con-
straints. These were soils where:

0 bedrock was only 6" to 21" below the surface

0 high water tables were only 6" to 10" below
the surface

0o slopes were over 15 percent

. The next group of soils was considered buildable

with moderate constraints. These are soils with
the following characteristics:

o seasonal high water tables
o high shrink/swell potential
o disturbed soils

The final classification included soils with few
constraints to building.

For a more detailed description of the soils within
the Study Area, see Appendix 1.
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4.1.3 Environmental Quality Corridors and
Watersheds

The Environmental Quality Corridor, (EQC) as
described in the Fairfax County Comprehensive
Plan, uses "the water resources of the county
as the core elements of the system - streams,
their floodplains, wetlands and shoreline
areas". The parameters of the Environmental
Quality Corridors are formed by a delineation
of the 100 year floodplain, its adjacent
steep slopes (those over 15%), and flood
plain soils. Additionally, a vegetative
filter strip, defined by the U.S. Forest
Service and used by the County as (4 x percent
slope) + 50' on either side of a stream, is
included. This vegetative buffer filters
runoff before it is able to enter the water-
ways, thus protecting water quality. This
filter strip is particularly important in the
context of the Study Area since it drains
both to the Occoquan Reservoir and the
Difficult Run Stream Valley.

Fairfax County is currently conducting a
study and analysis of the Occoquan Watershed
to protect and preserve high standards of
water quality and wildlife habitats. This
watershed is located in the southwestern
corner of the County and drains an area of
approximately 80 square miles, or about 20%,
of the total Fairfax area. The watershed is
the largest remaining rural area in the
County. Increased development could cause
water quality problems.

Another major watershed - Difficult Run - is
fed by a portion of the Study Area. The
Difficult Run has been designated as a "Cri-
tical Environmental Area" by the Commonwealth
of Virginia.

"A critical environmental area is any
portion of land...which because of Toca-
tion, physical features, historical charac-
ter, natural productive capability, scenic
significance or unique flora or fauna
contributes to the economic, aesthetic or
cultural well-being of individuals in
society, and which because of their peculiar
qualities is in limited supply. ("Critical
Environmental Areas", Division of State
‘PTanning and Community Affairs, Commonwealth
of Virginia, 1972). Furthermore, desig-
nation of critical environmental areas
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identifies areas where encroachment of
suburban .densities on rural Tandscapes
would endanger the "natural, productive,
scenic, or historic qualities of Virginia's
Countryside".

In the case of the Difficult Run, Occoquan, Cub
Run and Bull Run watersheds, maintenance of high
quality surface and groundwater resources is

at stake. Urbanization presents serious threats
to water quality. The amount of rainwater -
absorbed by the ground is decreased in a direct
relationship to the increase in the use of
impervious surface materials. This creates a
situation in which more water runs off over-
land, entering the streams in a relatively
short period of time. Storm sewers discharging
directly into streams add to this already L
increased rate of runoff. Flooding, soil )
erosion, and increased sedimentation of the .
waterways occur, contributing to an enlargement.
of the stream channels and a loss of vegetation
and wildlife habitats. Consequently, in order
to protect water and environmental quality, = °
care must be taken during site planning and
design (particularly in the areas of siting,
amount of impervious site coverage, preser-
vation of vegetative cover, choice of -
paving materials, use of devices such as sedi-
mentation and detention ponds and the pro-
tection of aquifer recharge areas).



4.1.4 Climatic Conditions

The Study Area lies within the Virginia Pied-
mont. Fairfax County experiences four distinct

- seasons due to its location in the middle
Tatitudes, where the general atmospheric flow
if from west to east. Summers are warm and
humid, winters are mild. Spring and fall are
characterized by pleasant weather. The coldest
weather occurs in mid-January, the warmest at
the end of July.

Precipitation is relatively evenly distributed
throughout the year. Storm damages result
mainly from heavy snow and freezing rain in
winter and hurricanes and thunderstorms during
the rest of the year.

Prevailing winds are from the south, except in
_the winter when they are from the northwest.
Most severe winds occur in Tate winter and
early spring. Winds tend to be less severe
during the night and early morning, increasing
in intensity toward the afternoon.
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4.1.5 Ownership Patterns

A map illustrating ownership patterns on a
parcel by parcel basis in the Study Area was
developed in order to pinpoint large versus

The following Ownership Pattern map describes
contiguous land ownership-in the following
categories: .

small areas of single ownership or control.

o 100+ Acres

- Large parcels of land under single ownership, o 50-100 Acres
or an assemblage of commonly owned, adjacent o 25-50 Acres
smaller parcels offer greater assurance of o 5-25 Acres
public influence on the quality of eventual o 0-5 Acres

development products, than do small indepen-
dently owned tracts. This is partially due to
the potential for "Planned Development" and
tluster developments, which require development
plan review. The developer(s) of such large
holdings has the ‘ability to respond to market,
financial and construction needs in a more
flexible manner. ‘

OWNERSHIP -
PATTERNS

0- 5 ACRES
5-25 ACRES
25-50 ACRES

50-100 ACRES
[T 100+ Ackes

&
FAIRFAX

g%m S0/1-66
USE STUDY
COUNTY

PREPARED BY: EDAY INC. ALEXANDRIA VIRGINIA
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4.1.6 Land Use

A1l parcels in the Study Area were analyzed in
respect to existing land use. The categories
of Tand use, as portrayed on the Land Use Map,
are: residential, commercial, industrial,
institutional, County land, and park and open
space. This inventory enables formulation of a
comprehensive plan that is cognizant of,
sensitive to, and compatible with existing
uses. It is also necessary as a baseline
reference for the formulation of market pro-
Jections and capabilities of transportation and
utility systems to carry increased capacities.

4.1.7 Land Utilization

The Study Area was analyzed on a parcel by
parcel basis to determine the degree of utili-
zation of each individual lot. The categories
used were 0 percent, 1-49 percent, 50-99 percent

and 100 percent utilized. The utilization
analysis of commercial and industrial properties
was refined through a study of: type of
establishment; condition of structure; comparison
between assessed building and land values; and
relationship of existing use to zoning.

Residential utilization percentages were deter-
mined through a comparison between Tot size and
zoning. A Tot with no structure was said to be
0% utilized. A Tot having a maximum number of
residences allowable under current zoning would
be considered 100% utilized - e.g., in an R-1
district a 1ot less than 2 acres in size with

1 house on it would be 100% utilized, or in an
R-2 district, if a 1 acre Tot had 2 houses, it

- too would be 100 percent utilized.

Examples of the two intermediate categories of
utilization are as follows:

RESIDENTIAL
E COMMERCIAL

I insTiTUTIONAL
PUBLIC

OPEN SPACE

PRIVATE

RECREATION
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0 in an R-1 district, a single house on 3 or
more acres of land is considered to be 1-
49% utilized.

o ' in an R-1 district, a single house sitting
on between 2 and less than, 3 acres of land

is assigned to the '50-99% utilized' category.

Land fully utilized is less susceptible to
change, while under-utilized land is more
susceptible to financial and adjacency pres-
sures. Unutilized lands may be prime for
development. This analysis reveals those
portions of the Study Area that are under the
most pressure to develop, those which will be
under pressure at a later date and those which
are relatively fixed in use.

This degree of utilization on a parcel-by-
parcel basis was used as an integral component
Zf th§ Inclusion Criteria Analysis (see Section
©4.,2.3). ‘

4.1.8 Residential Neighborhoods

Currently, the developed land within the Study
Area is predominantly residential in use. The
majority of this residential development con-
sists of single family detached housing in
subdivisions. These neighborhoods are lacated
on the Community Features Map and are described
in the following chart which classified neigh-
borhoods in terms of average lot size and
current general degree of utilization. The lot
size classifications correspond to the cate-
gories used in the ownership patterns map and
analysis, while the percentage of current
utilization figure corresponds to generalized
Tand utilization analysis categories.

- 18

Average Approx.

Lot Size %
Residential Neighborhood (Acres) Utilized
Murray Farms (South- 0-3 50-100
East Portion)
Fairfax Farms 3-5 0- 50
0-3 50-100
Oakwood Estates 0-3 50-100
Dorforth Drive 3-5 50-100
Centerville Hills 3-25 0
(Eastern Portion)
Cedaf Lake Estates 1-3 50-100
Pendercrest Estates 1-3 50-100
Centerville Farms 25-100 1- 49
Anna Mohr Estates 3-25 0
Marshall Farms 3-5 0-49
Willowneade 1-3 50-100 °
Centennial Hills 1-3 50-100
- Willow Springs 3-25 0- 49
Crystal Springs 1-3 50-100
Cannon Ridge 1-3 50-100
Lee Pines 1-3 50-100
Glen Alden 1-3 50-100
Lee High Village 1-3 50-100
(Northern Portion) :
Legato Acres 1-3 50-100
Dixie Hills 1-3 50-100
Random Hills 3-25 1- 49
1-3 50-100
Pinewood 1-3 50-100
Katherine Moore Farm 1-3 0
(North-East Portion) »
Kiels Garden 1-3 50-100



4.1.9 Community Features

The Fair Oaks Regional Shopping Mall, which
opened in late 1980 at the intersection of
Route 50 and I-66, contains 1.2 miilion square
feet of enclosed retail space. This is the
largest regional mall in the County. The mall,
combined with its peripheral development sites,
is expected to become a nucleus for development
in the Study Area. .

Currently the Pender and High Ridge Business
Parks, situated just east of the Route 50/I-66
interchange are being developed. It is antici-
.pated that approximately 350,000 square feet
of office and industrial space will be com-
pleted in these office parks during 1981.
will include the planned relocation of U.S.
Air's Computer and Operations Center - a $12

This

million facility which will accommodate approxi-
mately 300 employees.
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Additional existing commercial development is
primarily isolated strip uses, and is located
predominately along Routes 29 and 50, with
some additional industrial uses-along West Ox
Road. The commercial establishments include
auto-repair businesses, gas stations, plant
nurseries, antique stores, restaurants, mini-
storage warehouses and a drive-in theatre.
Montgomery Ward plans to construct a branch
store on their land at Route 50 and Waples
Mi1l Road.

In addition, there are a number of public
institutional land uses within the Study
Area. Along West Ox Road, between I-66 and
Route 29, Fairfax County maintains an

animal shelter, a fire training facility and
a school bus garage. The County also main-
tains a Park Authority maintenance yard
north of I-66 and west of West 0Ox Road.

Al communiTy
FEATURES

[Z] nEiGHBORHOODS
lll EVELOPED

] UNDEVELOPED

| CdinsTiruTionaL

® ELEMENTARY SCHOOL
W INTERMEDIATE SCHOOL
A HIGH SCHOOL

# CHURCH

| [ commeraiaL
) DAIVEIN THEATRE

B HIGH RIDGE OFFICE PARK
[3 PENDER OFFICE PARK

PARKS/OPEN SPACE
[ [STpusLic UTILITIES

@ VEPCO POWER SUBSTATION

{1 [O]ruBLic uses

LANDFILL
PARK AUTHORITY
STATE CONVICT AP
MAINTENANGE YAR
@) BUS MAINTENANCE eamace
(@ POLICE/FIRE
TRAINING FAGILITY
@ ANIMAL SHELTER
@ NAVY VALE
POLICE/FIRE STATION
(@ SUBSTATION SITE

HISTORIC SITES

BATTLE OF OX HiLL

ALEXANDRIA VINGINIA|




Fairfax County operates a solid waste sanitary
Tandfill south of I-66 between Stringfellow
and West Ox Roads. Access is from West Ox
Road. It is anticipated that this facility
will reach its capacity by late 1982. At

that time the County has proposed that a
sanitation truck solid waste transfer station
will be set up on this site. The State of
Virginia maintains a Convict Camp {Camp #30)
on West Ox Road just west of the Tandfill site.

There are also a number of private institu-
tional uses - inciuding the Bethlehem Baptist
Church and school, three other churches and
the Moose Lodge.

In the private sector, the Penderbrook Golf
Course is located in the northeast quadrant
of Route 50 and West Ox Road. The golf
course is privately owned and operated.

The Waples Mill Mobile Home Park, located at
Route 29 and Shirley Gate Road has a capacity of
approximately two hundred units. Although both
- the existing Comprehensive Plan and County
zoning recognize the mobile home park use, this
site will probably be under pressure to develop
in a more intense manner. :

Parks are an integral part of the County open
space system. The County recognizes six
~classifications of parks. For a listing of
parks within the Study Area and vicinity see
Appendix 2.

Community Parks are designed to "provide for
the daily relief of an urban setting", and
are thus oriented to a few hours of activity.
Ranging from two to twenty-five acres, these
parks are designed to be readily accessible
and to serve local neighborhoods. Activities
provided include playgrounds, athletic fields, .
picnic areas, and open play spaces. Citizen
input is sought in the selection, design and
operation of these. parks. Arrowhead Park

{on Stringfellow Road) and West Ox Road will
provide community park level recreation when
they are fully developed.

District Parks normally range in size from 50

to 200 acres and are designed to provide area-
wide services such as sports complexes, tennis
courts, pools, amphitheatres, day camp areas,

and nature centers.
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County Parks are oriented to individual or
group day-long or over-night activities.
Included in the 200 or more acres may be:
swimming pools, sports complexes, golf courses,

" trails, nature centers, picnic areas, eques-

trian facilities, outdoor education/conservation
areas, nature centers and fishing.

Natural and Passive Areas are selected by
the County either for their value as an edu-
cational resource or for their special envi-
ronmental quality. Uses are restricted by

‘ecological considerations, which may include

unigue flora or fauna, anthropologic or geo-
Togic features. '

Historically Significant Sites and/or Structures
deemed worthy of preservation are placed under
the auspices of and maintained by the County
Park Authority. There is an historic site in
the Study Area which commemorates the Civil War
batt}e of Ox Hill {adjacent to 4126 West Ox
Road).

Stream Valleys: Fairfax County has established
a system of Environmental Quality Corridors as
an approach to open space identification and
preservation. Stream valleys are considered
critical environmental areas and, as such,
should remain undisturbed except for passive
activities (such as hiking, horseback riding
and bicycling) and necessary road crossings.
This land should be excluded from development
although it is frequently maintained as part
of privately owned parcels in the form of
backyards or common open spaces.

4.7.10 Archeological and Historic Survey

A preliminary archeological survey of the
Government Center site was conducted by Edward R.
Chatelain and Michael F. Johnson for Fairfax
County. A review of historic maps, and files,
was conducted along with field tests and recon-
naissance. The rest of the Study Area was

‘surveyed in less detail. A general description

of this survey's findings can be found in the
Appendix.



The major historic site within the Study

Area commemorates the Battle of Ox Hill, »
one of the largest and most important actions
of the Civil War to take place in Fairfax
County. The Battle marked the point when
General Lee decided to enter Maryland to meet
the Union forces in Antietem, instead of
attacking Washington. Two Unjon Generals -
Issac I. Stephens and Philip Kearny - were
killed in the battle. Presently, memorial
marker stones with bronze plaques are sur-
rounded by an iron railing about ten feet
long by five feet wide. There is also a
wooden marker describing the battle. The
memorial is located adjacent to 4126 West Ox
Road - and the property maintained by neigh-
borhood residents.

4.1.171 Visual Features

The Study Area was analyzed in respect to
certain visual features. Visual corridors
from the major roadways, as defined by vege-
tation and topography, were defined. Vista
points (particularly sites affording views of
the surrounding area) and long sight Tines
were identified. Visual analysis of this
type determines the zones where the greatest
potential impacts of new construction will
occur. This impact can be positive - the
establishment of a "high quality" image for
the Study Area, or negative, depending upon
the type and quality of development.
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4.1.12 Transportation

Major External Transportation Influences

Presently, the primary traffic movement
through the Study Area originates from the
~west and travels into eastern Fairfax County,

Washington, D.C. and other employment centers
in Northern Virginia and Maryland. A secon-
dary flow of traffic impacting the Study Area
is from the Reston area via West Ox, Fox Mill
and Waples Mill Roads to Fairfax, I-66 and
Route 50 east. These relatively heavy flows
of traffic enter the Study Area in order to
access I-66 at its interchange with Route 50.
This causes congestion where Route 50 and
West Ox Road intersect.

Continued growth in the Study Area, and to its
north and west, has caused the traffic con-~
ditions in the area to decline steadily.
"Level-of-service" categories are used as a
measure of traffic congestion on roadways.
Precise definitions for the various cate-
gories can be found later in this Section,
although, in general, they range from "A" to
"F', with "A" being the best condition and

- "F" the worst. :

Existing Traffic Congestion

Existing peak period traffic within the Study
Area creates congestion on Route 50, I-66 and
West Ox Road. The arterial traffic is heavy
eastbound in the a.m. peak period and west-
bound during the p.m. peak period. West Ox
Road has become congested southbound at the
Route 50 intersection in the morning. In order
to avoid a long wait in the evening, drivers
use the Fair Oaks Mall flyover to reach north-
bound West Ox Road, creating congestion south
of Route 50 and on the shopping center roadway.

Interstate 66

Interstate 66 is the major east/west arterial
in the Study Area. It consists of three lanes
in each direction east of its interchange with
Route 50, and two lanes in each direction to
the west. Level-of-Service "F" occurs in the
eastbound (E.B.) direction during the a.m.
peak hour and in the westbound (W.B.) direc-
tion in the p.m. peak hour.
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The addition of a third lane in each direction
at 1-66 west of the Route 50 interchange is
included in the County Comprehensive Plan,

but has not yet been programmed for construction
by the Virginia Department of Highways and
Transportation (VDH&T).

The only access from I-66 within the Study
Area boundaries occurs at the Route 50/I-66
interchange., -Ramps at this interchange which
would permit access from west-bound Route 50
to east-bound I-66 and access from west-bound
I-66 to east-bound Route 50 are on the County
Comprehensive Plan and are on the County's
Transportation Improvement Priority List.
However, they are not currently programmed for
construction. Some construction funds are
available in escrow (as provided by members
of the Route 50-66 Association) which have
been specifically ear-marked for construction
of these ramps. The addition of these would

- serve development on Waples Mill Road. It

would also reduce traffic on Route 50 and
Jermantown Road, by allowing traffic to bypass
the Route 123/I-66 interchange. .

The addition of the westbound I-66 to east-
bound Route 50 ramp will require the reloca-
tion of the existing ramp in the northwest
quadrant of the interchange, and could possibly
require rebuilding the existing flyover ramp

at that Tlocation. (The west support for the
flyover is very close to the ramp, potentially
requiring relocation westward.)

Route 50

Route 50 is a major east/west arterial,
classified as a primary road. Limited access
control 1is provided on Route 50 west of the
City of Fairfax. It has two lanes in each
direction, widening at certain intersections
for turning Tanes. On inbound Route 50 traffic
is severely constricted at the I-66 interchange
where it narrows, allowing one lane for east-
bound I-66 and only one lane for Route 50.
Level-of-service "F" occurs on the approaches
to the West Ox Road intersection in the pre-
dominant direction of travel during peak hours.



'Route 50 has been designed to permit widening

to four lanes in each direction west of the

. 1-66 interchange and three lanes in each

direction through the interchange. Flyovers
have been provided at the east and west ends
of Fair Oaks Mall for high capacity access
into the Mall. The County's future roadway
improvements call for widening Route 50.to
eight lanes between a cross-county north-
south connector and I-66 and to six lanes
west of the connector; however, the plans are
not presently programmed. The County Plan
also calls for a grade separated interchange
at West Ox Road and Route 50, but this improve-
ment is not currently programmed.

Route 29.

Route 29 is an east/west arterial in the
southern portion of the Study Area, classified
as a primary road. Adjacent sparse development
patterns and the presence of I-66 to carry a
major portion of east-west through traffic

both contribute toward Route 29's current
level-of-service designation of "A".

Due to its rolling vertical alignment, Route
29 has inadequate sight distance for

drivers to view potential hazards, resulting
in a number of unsafe intersections. Con-
struction of additional lanes on Route 29
between West Ox Road and Kamp Washington is

.not presently programmed.

West Ox Road

West Ox Road is a two lane collector road,
classified as a secondary road in the state
system. It provides access from the Reston
area and communities north of the Study Area
to Route 50 and [-66. West Ox Road also )
provides access to the Navy /Vale residential
communities. South of Route 50 it serves as a
connector between Route 29 and Route 50,
providing access for several hundred trucks
per day to the County landfill and truck
maintenance facilities. Its capacity is
restricted by at-grade, signalized inter-
sections with Route 50 and Route 29,

During peak hours, the level-of-service is in
the "A" to "C" range, except at Route 50 where
it operates at level-of-service "D“.

The Comprehensive Plan currently calls

for a grade separated interchange with Route 50,
but this has not yet been programmed. The current
at-grade intersection with Route 50 is severely
congested between Legato Road and Route 50 by
shopping center traffic.

Legato Road

Legato Road south of I-66 is a two lane resi-
dential road operating at level-of-service

"A" conditions. Legato Road north of 1-66
serves as an access road to Fair Oaks Mall.
The at-grade intersection with West Ox Road

is severely congested due to inadequate inter-
section capacity at Route 50, only several
hundred feet to the north.

Legato Road/West Ox/Route 50 Intersection Complex

The intersection of Legato and West Ox Roads
just south of Route 50 becomes congested
under even relatively light traffic volumes.
There is insufficient storage room for traffic
waiting to cross Route 50 northbound on West
Ox Road. The resultant backup prevents
vehicles from exiting Legato Road, (even for
the left turn lane). .As the shopping center
becomes more heavily patronized, the con-
dition will become exacerbated even during
the off-peak and weekend hours. The inter-
section should be relocated séuthward in any
development plans. :

Random Hills Road

Random Hills Road is a two lane state sec-
ondary road providing access to the Random
Hi1ls community, and connecting Route 50
east of the I-66 interchange to Legato
Road south of I-66. "It does not provide
significant through-traffic movements and
operates at level-of-service "A".

Waples Mill Road

Waples Mill Road, a state secondary road,
serves as a collector for residential traffic
north of Route 50, as well as an access road
into the developing Pender/High Ridge office
complex located just north of Route 50. Its
current traffic load is light; however, entry
onto heavily traveled Route 50 at an unsig-
nalized, at-grade intersection presents
problems. -
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The Comprehensive Plan calls for a four lane
extension of Waples Mill Road from Route 50

to Route 29. Dedication of a portion of the
right-of-way and partial construction by a private
developer will complete one-half of the extension.
The remainder of the extension, while called for
in the Comprehensive Plan, is not included in the
VDH&T Tist of programmed improvements.

Stringfellow Road

Stringfellow Road is a two Tane state secondary
road serving scattered institutional and
residential development. It also serves as a
lightly used connector between Routes 50 and

29 and operates at level-of-service "A"
conditions.

The Comprehensive Plan calls for widening
Stringfellow Road to four (4) lanes and
relocating the segment south of I-66 to
_connect to Clifton Road at Route 29,

This improvement is not currently programmed
for construction. In addition, it is antici-
pated that Stringfellow Road will be extended
north of Route 50 by private developers.

Fairfax Farms Road

Fairfax Farms Road is a two lane secondary
road providing the only access to the resi-
dential community of Fajrfax Farms. Unsig-
nalized left turn movement across Route 50
creates a hazardous condition that will
worsen as traffic volumes increase. The
right turn into this road from Route 50

will also become increasignly more hazardous
for vehicles coming from Fairfax as a result
of the requisite weaving with I-66 off-ramp
traffic. The Comprehensive Plan provides

for the extension of Fairfax Farms Road to
West Ox Road at Avery Road in order to provide
access to the residential community and future
golf course-oriented development while eliminating
existing hazardous conditions at the present
Route 50 intersection.

Mass Transporfation

Metrorail Transportation, provided by the Washing-
ton Metropolitan Area Transit Authority (WMATA),
is not presently available within ‘the Study

24

Area. Bus service provided by WMATA is available
in the Kamp Washington area as far as Jerman-
town Road to the east and in Greenbriar to the
west. There is no north-south service through
the Study Area. Continental Trailways has a
terminal at Jermantown Road which provides bus
service to Washington, D.C.

Currently, there are no formal park-and-ride
Tots or coordinated carpool programs available
in, or in proximity to, the Study Area.

WMATA is currently constructing the Vienna
Metro-rail Tine with a terminal station in

the I-66 median at Nutley Road. The station,
approximatley five miles east of Fair Qaks
Mall, will have park-and-ride facilities and
feader bus service to surrounding areas,
including the Study Area.

Springfield Bypass and Extension

The Virginia Department of Highways and
Transportation has recently distributed a
Draft Environmental Impact Statement (DEIS)
describing potential alignments for a north-
south County arterial roadway called the
Springfield Bypass and Extension. This
bypass would carry local and cross-county
traffic from I-95 south of Springfield to
Route 7 in Reston. This road would provide
increased accessibility to the Study Area.

Within the Study Area boundaries, three
alternative alignments were offered in addition
to a no-build and a transit option:

Alternative "A" intersects Route 50 to
the east of the Greenbriar subdivision.

A full interchange with I-66 occurs to
the west of the landfill. The roadway
proceeds in a south-easterly direction,
with an additional interchange at West Ox
Road and 29.

Alternative "B" also intersects Route 50
east of Greenbriar. The proposed align-

. ment turns eastward, crossing [-66 between
Legato and West Ox Roads. It then proceeds
along the northern boundary of the proposed
Government Center site, turning southward
to an interchange at Route 29 and Shirley
Gate Road.

Alternative "C" runs in a north-south direc-
tion along the western boundary of the



Study Area generally coinciding with the
existing right-of-way of Stringfellow Road.

An interchange is planned at the intersection

~of I-66 and the by-pass.

As of this writing, the Fairfax County Office
of Transportation has recommended a preferred
alignment for the by-pass from Route 7 to I-95.
.This aTignment has been presented to, and
. adopted by, the County Board of Supervisors.
Within the Study Area, the alignment
endorsed by the Fairfax County staff
essentially corresponds to the alternative
"B" alignment. :

The Route 50/I-66 Study used the preliminary
draft material developed for the DEIS to
generate traffic volumes. The forecast traffic
volumes were developed by the VDH&T consultant
from traffic assignments produced by the
Metropolitan Washington Council of Governments
(C0G). The VDH&T consultant reviewed the
assignments and modified them accordingly.

The base Tand use data utilized in COG's .
assignment process was input from the region's

_Cooperative Forecasts.

Carney Tract Connection

A portion of a right-of-way has been dedi-
cated to provide for an east-west connection
from Waples Mi1l Road north of Route 29

into the proposed Government Center. It is
not a VDH&T project and would be constructed
in concert with future site development.

ALTERNATIVE
BYPASS
ALIGNMENTS

O mason
INTERSEGTIONS -
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4.1.13 Utilities
Natural Gas

Gas service is supplied to the Route 50/I-66
Study Area by the Washington Gas Light Company.
The eastern edge of the site is served by a
Tine in Route 29. From the west, service

is provided along Route 50, fed by the Columbia
Gas Transmission pipeline. The gas company is
obligated by the Federal Energy Reguiatory
Commission to provide service where requested.
New customers pay the difference between the
cost of the new facilities and two years worth
of revenues. If revenues exceed the capital
cost, no charges would be incurred by the cus-
tomers. Presently, the Washington Gas Light
Company's ten year plan indicates that there

is an adequate supply of gas to serve the needs
of the Study Area.

Electricity

Electric service is provided by Virginia Electric
Fower Company through a network of 34.5 kv feeders
in Routes 50 and 29. Ridge Top, Legato, and
Stringfellow Roads. These are fed by the Burke
Substation to the south and the Sully Substa-
tion to the northwest. A proposed substation
(Pender) in the northwest quadrant of the

Stu@y Area (along Route 50) will provide
additional capacity. This substation will be

fed by a new 230 kv transmission 1ine which,

from the south, runs east of Stringfellow

road, turns eastward along the southern

border of Greenbriar and then turns northward
into the substation. i
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VEPCO is required by law to provide electric
service to anyone who requests it. Where
there is insufficient primary capacity, part
of the service costs may be incurred by the
customer as flat facility uses and monthly
facility charges, reproduction costs, or
overhead/underground differentials, or
various combinations of these. VEPCO feels
that there will be adequate capacity to serve
the future needs of the Study Area.

Water

Water service is provided to the Study Area
by the Fairfax County Water Authority (FCWA).
The Authority is currently constructing an
independent supply source from the Potomac
River. Scheduled for completion in 1981,
this new supply facility will allow the
Authority to meet the maximum daily needs of
its service area through 1995. This supply
will be adequate to serve projected com-
mercial, residential, or mixed uses within
the entire Study Area. '

Sanitary Sewer

1. Popes Head Creek Watershed: No sewer is-
currently existing or authorized in this
basin due to the limitations imposed in
the Occoquan Watershed. Some portions of
this area, however, could be sewered by
means of a pumpover into adjacent basins
under the following conditions:

a. The eastern portion, consisting of
the Waples Mobile Home Estates, Tots
on the east side of Shirley Gate
Road, and Pleasant Valley along Route
29, are currently accessible to
the existing Fairfax City Sewer line

- efither by gravity or by means of a
1ift station at the southwestern
corner of the mobile home park.

b. The western area of this watershed
could be served by a pumping station
on the upper branch of Popes Head
Creek in the park area of Brentwood,
Section 2, (approximately 1200 feet
north of Goodwood Drive), and pumped

over to the Little Rocky Run or Big
Rocky Run watersheds. The pumpover
to the Big Rocky Run would pass
through and serve the County's land-
fill and Fire Training Center, elimi-
nating potential future groundwater
problems in that area. Such a pump-
over would require enlargement of the
existing sewer at Greenbriar.

-Route 50/66 Association Sewer Area: The

existing contract between the Association
and Fairfax County provides sewer capa-
city to the Association's 1460-acre
service area in an amount equal to 100
gallons per capita per day for an equi-
valent population of 37,456 persons, or a
total average daily flow of 3.7456 MGD.

The area is currently served by two
pumping stations. A third station is
proposed next year and a fourth will

be added in the future when development
north of Route 50 and I-66 warrants its
construction.

Difficult Run: The existing Difficult
Run trunk sewer is approximately 27,000

feet from the Study Area. Extension of
this sewer (in the foreseeable future) is
improbable. It was this prognosis which,
in effect, led to the current Route 50/66
Association contract with Fairfax County
The area included in the Association
boundaries is almost entirely within the
Difficult Run watershed, with the excep-
tion of a small area west of West Ox and
Legato Roads and south of Route 50 which
is in the Big Rocky Run Basin.

The sections which are outside the Asso-
ciation boundaries, (north of Route 50
and I-66, and.east of West Ox Road)},
could be served by a pumpover to the Big
Rocky Run. However, the number of 1ift
stations and Tong force main required
would make this scheme uneconomical by
current standards. Pumpover to the east,
into Fairfax City, is not practical due
to capacity availability. Pumpover into
the Route 50/66 Association is currently
not consistent with County objectives.
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Little Rocky Run: No sewer is existing
or approved in this basin. However the
Compton Road Associates have received
approval of their plans for a pumping
station and force main to the Upper
Occoquan Sewage Treatment Plant. The
design flows, which are based upon two
times average flow, are for an initial two
million gallons- per day capacity (MGD)
and an ultimate four MGD pumping rate. A
proposed sewer has been studied from the
pumping station north to Braddock Road.

If sewage from the Popes Head Creek area
were pumped over into this watershed, it
would require:

a. Enlargement of the proposed sewer in
agreement with the Compton Road Asso-
ciates. i

b. Extension of the sewer north of
Braddock Road to handle both present
zoning, and the pumpover volume.

c. Possible enlargement of the already
approved pumping station and force
main.

A11 of these additional costs would .
accrue to the Popes Head Creek developers
who would be requesting the pumpover.

Big Rocky Run: The existing Upper Occo-.
quan Sewage Authority (UOSA trunk sewer
from the Cub Run pumping station (P.S.)
{also called Compton Road P.S.) is ade-
quate in size from the pumping station to
Sully Road to accommodate existing zoning
as well as additional residential or ‘
commercial development east of Greenbriar.
The existing UOSA sewer from Sully. Road

to Stringfellow Road is adequate for
existing residential zoning but would
require an additional parailel sewer if
densities were increased west of String-
fellow Road, or if a pumpover were allowed
from the Popes Head Creek or Difficult Run
watersheds.

A trunk sewer from Stringfellow Road past
Middle Ridge Drive to Route 50 has
recently been constructed providing
adequate capacity to .serve development
east of Stringfellow Road.



4.1.14 Existing Zoning

Existing zoning within the Study Area was
researched and mapped on a parcel by parcel
basis. The majority of land is currently
zoned R-1, although the Study Area also
contains numerous parcels with industrial and
commercial zoning - particularly in the Kamp
Washington and I-66/Route 50 Interchange
areas. Additional commercial zoning is found
in isolated parcels along Routes 50 and

29. The Government Center site, and the
adjacent Carney Tract are current]y zoned for
PDH-5 development.

EXISTING
ZONING
PLAN

D RESIDENTIAL/R-1
RESIDENTIAL/OTHER
I]]I[ﬂ] COMMERCIAL
INDUSTRIAL

29




4.1.15 Existing Comprehensive Land Use Plan

The existing Comprehensive Land Use

Ptan is predominately low-density residential
in character. The major portion of the Study
Area is planned for a residential density of
1-2 dwelling units per acre. Higher density
residential development is called for in two
portions of the Study Area - west of the Fair
Oaks Mall, and between the proposed Govern-
ment Center site and I-66. The notable
exception to residential development occurs
in the eastern portion of the Study Area
where Kamp Washington is planned for indus-
trial, retail and office use. In addition,
industrial develgpment is called for in the
area east of the I-66/Route 50 interchange
which includes the Pender and High Ridge
Business Parks.

The transportation infrastructure component

of the Comprehensive Plan incorporates improve-
ments to the existing road network, including
the ramps at the I-66/Route 50 interchange,
major improvements to Route 5Q, construction
of a major county-wide north-south arterial
roadway (the Springfield Bypass and Extension),
and the widening and extensions of Waples Mill
Road to Shirtey Gate Road and Stringfellow

Road to Braddock Road.

The Task Force generated a method for deter-
mining the level of development which could
occur within the Study Area under the aegis
of the existing Comprehensive Plan. It was
determined that the densities/intensities
permitted under the Plan would be realized.
In instances where the allowable zoned density/
intensity of a parcel exceeded that of the
Comprehensive Plan, the zoning categories
took precedence. If development were to

" actually occur in the Study Area based upon
these presumptions, approximately 8 million
square feet of additional non-residential
development and 7000 dwelling units would be
realized.

The existing Comprehensive Plan was adopted
in 1975 and is updated yearly. In the six
years since its adoption, a number of factors
have changed the underlying assumptions of
the plan - rendering it inoperable within the
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context of the Study Area. These factors
include:

o the decision to relocate the Fairfax
County Government Center to a site within
the Study Area;

o the opening in 1980 of the Fair Oaks
Regional Shopping Mall with its 1.2
million square feet of enclosed com-
mercial space;

0 an increase in developer interest in the
Study Area as witnessed by current con-
construction in the Pender and High Ridge
Business Parks.

In addition, the Tand use assignments and
Plan configurations do not fully conform to
the majority of the goals and criteria set
forth by the Task Force. One area in which
the Existing Comprehensive Plan diverges
substantially from Task Force philosophy is
that of the mixed use concept, since the Compre-
hensive Plan is basically a single land-use-
assignment plan. The existing plan is, how-
ever, a valid benchmark to which proposed
alternative land use plans can be compared.



4.2 PLAN SYNTHESIS
4.2.1 Criteria Development

Land Use Plan.Evaluation Criteria were used
in the planning process to generate a common
basis for the evaluation of alternative land
use plans. The criteria were developed as a
direct result of the philosophies and goals
expressed by Task Force members. Based upon
analysis of these goals and objectives, three
categories of criteria application were iden-
tified as follows:

o Analysis Inclusion Criteria: An ana-
lysis of physical, biological and socio/
cultural data for the Study Area defined
areas which should be included or avoided
when planning for future development.
This approach helped to clarify essential
decision making information in the oppor-
tunity/constraints analysis.

o Land Use Attractiveness Criteria: This s
set of criteria is used as a basis to
determine which land uses - from a mar-
ket, physical/biological, or other essen-
tial basis - are attracted to certain
conditions or adjacent land uses.

0 Alternative Land Use Plans Selection
Criteria: This is a consolidation of
Task Force goals and objectives that
forms the basis by which Tand use plans
can be compared and evaluated.

Planning Process With Criteria Application

Physical/biological

factors for )

constraint analysis condition identification
(P.B.) {s.c.)

Socio/cultural factors
for

"inclusion "inclusion
criteria® ‘'eriteria”
(P.B.) (s.c.)

L~

P.B. s.c.
constraint conditions
summary - summary
; Inclusion &___.__J
Criteria
Map
Land Unit
‘Map

"Land Use
Attractiveness
Criteria”

1 1
Alternative lLand Use plans

— L | L

"Rlternative
Selection
Criteria®

Fiscal Impact Analysis l & 2 B
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Development
Preferred Plan ¢ Guideli
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¢ ml Transportation Analysis
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4.2.2 Initial Planning Criteria Factors/
Analysis Inclusion Criteria

Physical and biological data, previously
researched, analyzed and mapped, were synthe-
sized into the Physiographic Features map
which pinpointed "avoidance" constraints on
development. The primary categories included
were:

o Topographic slopes over 15%
0 Floodplains and flood prone soils
o Water quality filter strips

The avoidance of these environmentally
sensitive areas during development will allow

them to remain intact as open space, buffer
and pedestrian system amenities.

Also included in the Physiographic Features
Map were areas of potential concern which
must be addressed in the development process,
rather than avoided. These include:

o Schist aquifer
0 = Watersheds

Socio/cultural data, previously researched
and mapped during the analysis stage of the
project, were synthesized as well. This
information became the data base for .the
Inclusion Criteria.

PHYSIOGRAPHIC
CONSTRAINTS
SUMMARY

WATERSHED
Y| STEEP SLOPES
SCHIST AQUIFER

WATER QUALITY
FILTER STRIPS

NON BUILDABLE
~ SOILS
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4.2.3 Inclusion Criteria

The inclusion criteria map was instrumental in
determining which land units were to be considered
stable (hard) and which ones were considered
flexible and subject to change (soft).

Certain land uses were determined to be hard by
objective criteria. These included certain physical/
biological conditions - the 100 year floodplain,
flood prone soils, slopes greater than 15 percent,
and the environmental quality corridors. The
socio~cultural fixed uses include road and utility
rights-of-way and easements, as well as fixed land
uses (Fair Oaks Mall, parks, institutions). Other
uses were determined to be fixed by subjective
criteria. These included committed land uses -

the Government Center, Montgomery Ward site,

VEPCO substation and the landfill. Also considered
fixed~in-use were those parcels determined to be

utilized between 50 and 100% (see Land Utilization,
Section 4.1.7) with the following characteristics:

0 Commercial properties in good structural/site
condition that are served by state and/or
federal roads.

0 Residential parcels that are portions of
existing subdivisions where the ownership
pattern consists of small, individually owned
lots, and where parcels are served by driveways,
subdivision streets or county roads.

At the soft or changeable end of the spectrum it
was determined, as an objective criterion, that
vacant land (0% utilized) would be subject to
change. More subjectively, it was determined that
lands utilized between 1 percent and 49 percent
were subject to change as well - perhaps not

in the first phase of development, but soon
thereafter. Lands utilized between 50 percent
and 100 percent were also considered available

as Route 50 or 29),

JINCLUSION
CRITERIA

DEVELOPABLE

Ej OBJECTIVE CRITERIA
W 0% UTILIZED LAND (VAGANT)

7
\ SUBJECTIVE CRITERIA

M 149% UTILIZED LAND
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z SUBJECTIVE CRITERIA
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o Commercial structures/sites that are in poor

© condition, or where there was a low level of
use considering location on a major road (such
as Route 50 or 29},

o Residences situated on single isolated lots, or
where a number of small contiquous lots are
under common ownership. Instances where a
parcel is a portion of a larger, developable
parcel under common ownership were determined
to be subject to a change in use, as were those
adjacent to significant parcels of improvable
land. Vulnerability to change was increased if
“the parcel was served by a state and/or federal
road.

o Existing structures on parcels that were
determined to be subject to change, were
highlighted in order to underscore the fact
that there are, indeed, existing uses on the
Tand.

4.2.4 Land Units

In order to subdivide the Study Area into
developable parcels, land units were defined.
This was accomplished by utilizing physical,
Tegal, natural, and man-made boundaries
(e.g., roads, streams, swales, topographic
features, existing developments, easements,
rights-of-way, etc.) The "hard" and "soft"
inclusion criteria determinations of the
individual parcels were used as a basis for
the aggregation of the individual parcels
into the larger land units. The individual
Tand units were then described as being
either fixed in use or developable. The
developable units thus become the "building
blocks" upon which future development can be
accommodated, while the fixed units consti-
tute areas for preservation, protection and
enchancement.
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4.2.5 Lland Use Attractiveness Criteria

The relative degree to which various land
uses are attracted to, or are more compatible
with, various on-site conditions or adjacent
land use relationships have been studied and
defined in the following matrix.

Slte Condition Attract!on / Preferred Site Qualitiés.
For Land Use Types :
SITE CONFIGURATION

A MAJOR
HORIZONTAL VERTICAL

SITE SIZE SITE

LINEAR AREA FLAT MOD STEEP YES NO __WOODED MIXRED OPEN

FACTOR? VEGETATIVE COVER

SINGLE FAMILY DETACHED ,_ ® (6 T @e(® (@ @
TOWNHOUSE © 6 ¢ el e © 6
GARDEN APTS e 6 €| 6 © ¢
ELEVATOR CONDOS @ e @ ® © 6 e
INSTITUTTONAT, © € e ® e © e
QFFICE ¢ e e © ® © €
NEIGHBORHOOD COMMERCTAL ® e e ¢ ® 6 |©
COMMUNITY RETAIL ® € 6 © ® e |6
DISCOUNT RETAIL .AK ] ® ® ®
REGIONAL RETAIL LK ] @ [ [
HoTEL/MOTEL, © € e @ ® © e
INDUSTRIAL RESEARCH/DEV. ® ® e ® 1@ e e :
INDUSTRIAL MFG. e e ® (] L AL X
yrIIITY e 00 ¢ @ ¢ e
PUBLIC AMENITY SPECTAL FEATURE e © 6 ¢ ® ‘
oemn seace @ e ¢ © ¢ | e o e
MASS TRANSIT ® e e |6 ] e © | @
| CIRCULATION INTERSTATE ® i LAK ® ® - 2K ]
CIRCULATION STATE/FED ) © © (] (] [ JAK.J
CIRCULATION COUNTY [ e e @ ® [ 2K
CIRCULATION SUBDIVISION. ® LA ® ® © ©
CIRCULATION DRIVEWAY e ®© 6 o /e © ¢
CIRCULATION PEDESTRIAN/BIKE © ® e o e e [ 2K ]

4.2.6 Alternative Land Use Plan Selection
Criteria -

The Task Force agreed that the following
criteria statements were suitable for appli-
cation on the general planning level, and
could be used as a mechanism by which to
select among alternative land use plans. - The
Selection Criteria have been divided into
five categories, as follows:

Transportation

0 Provide an well integrated, mutually
reinforcing transportation network,
including automobile, pedestrian, b1cyc1e,
and mass-transportation circulation systems.

0o Provide an integrated Study Area road
network which operates within Level-of-
Service "D" (approaching a congested
level), or better, during normal daily
A.M. and P.M. peak periods of use
(excluding peak Christmas shopping traffic).

o Recognize the roles of I-66, Route 50,

" Route 29, the proposed"Springfie1d Bypass
alignments, and major internal collectors
in the overall land use plan as the major
traffic corr1dors.} .

0 Provide the potent1a1 for harmonizing a
Springfield Bypass alignment with the
development plan for Route 50/1-66 Study
Area.

o Minimize negative visual impacts of road
alignments through various land use
types.

o Provide quality truck and service access
which causes the least overall negative
impact.

o Provide intensification of Tand use pat-
terns attractive to and suitable for
mass transportation {i.e., multi-
modal service nodes, mixed use
ramifications, shared. parking structures,
multi-level aspects, etc,).
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Incorporate trails, bike paths and
pedestrian walkways.

Encourage deyelopment configurations
which reduce the need for vehicular
transportation, i

Land Use

0

Maintain, protect and preserve existing
neighborhood communities.

Provide opportunity for mixed use/multiple
use village cores.

Minimize large land use zones which are
homogeneous, single use, and single
density.

Provide conceptual and perceivable land
use order (sense of community versus
sprawl):  density patterns, cluster divi-
sions, mixed use, buffer uses, core(s),
hierarchy of road network.

Provide linear park and open space defini-
tion through continuous area-wide trail/
open space linkages which frame and

buffer developmental clusters and provide
recreation opportunities.

Envivonmental Quality

0

4]
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Protect Occoquan Watershed.

Minimize point-source and non-point
source water pollution sites in the Study
Area, particularly in the schist aquifer
area. .

Protect the "critical environment area”
of Difficult Run Watershed (flora, fauna,
water quality). '

Accomplish the Best Management Practices
(BMPs) criteria for non-point source

and thermal pollution control in area
(e.g., stormwater retention, detention
and sedimentation control). Cluster
development and grass swales should be
encouraged.

Eliminate or reduce air quality pollution

" point sources and reduce impact of odor-

producing tand uses.

Protect and enhance environmental quality
(flora, fauna, etc.) in general, and _
specifically through the use of Environ-
mental Quality Corridors.

Reduce énergy usage through energy efficient
siting and design.

Market Potential

0.

Respond to existing developmental forces
in the Study Area.

Realize the achievable development poten-
tial of the Study Area.

Implementation/Adoption

0

Encourage plan implementation through
incentives and assure basic compliance
through controls.

Maximize use of existing authorized zoning
and planning tools to the greatest extent
possible, thus minimizing the need for
authorizations for new controls.

Provide incentives to aggregate small
adjacent lots into Targer parcels more
suitable for planned development.

Finance infrastructure improvements through
the most realistically achievable method
within the next three years (e.g., private,
self taxing associations; prepayment of
taxes; state/local revenue sharing). -



4.3 MARKET RESEARCH/ANALYSIS®

Increasingly over the past two decades, Fair-
fax County has become a preferred location for
major- residential and commercial development
in the Washington metropolitan area, Excel-
lent regional accessiblity, proximity to the
downtown business district and the federal
government core, the availability of labor

as well as prospects for high quality of

life are among its advantages.

Fairfax County accounted for approximately 10
to 15 percent of new office development con-
struction in the Washington metropolitan area
during the early 1970's. By the second half
of the past decade, this share of the larger
total office market climbed to 20 percent,

and has reached almost 40 percent in recent
years., Current indications are that the
County will continue to strengthen this leading
position, due in part to a policy commitment
by the Board of Supervisors and recently
expanded efforts by the Economic Development
Authority to retain and attract business

in the County.

In recent years, these initiatives have
influenced many employers, both in the County
and beyond.. Since 1970, research and develop-
ment, technical manufacturing, trade and
professional associations and corporate
headquarters have all been attracted to
Fairfax County, and these same employment
categories show continued growth potentials
_ for the future. Recently, the dominant
location for office development has been
Tyson's Corner, with some "leapfrogging"
occurring into western sectors of the County.
While established locations remain in greatest
demand as office development sites, indica-
tions are -that Tocations in certain western
portions of the County, including the Study
" Area, are now being sought for general purpose
and research and development office uses.

Until recently, the Study Area attracted only
limited development due to its perceived
remote location. However, the area's market
position has been altered substantially by
recent events, particularly the opening of

*NOTE:  This section is a summary of a more

detailed report by Gladstone Associates.

Fair Oaks Mall in mid-1980. The Fairfax
Center Area is in transition. It is about to
"take-off" into a period of accelerated,
sustained development. Within five to ten
years, it could become a major activity cen-
ter, with a concentration of shopping, office
and residential development.

The Study Area's current market position has
been established primarily by these signi-
ficant events: :

o Broad-based development in the Washington
region, including Fairfax County, during
the past two decades, with continued
strong growth potentials for the 1980's
and 1990's. This outlook contributes to
strong market potentials for residential
and commercial development within the
Study Area in the coming years.

o Opening of Fair Oaks Regional Shopping
Mall in mid-1980 (with 1.2 milljon square
feet of enclosed space) at the inter-
section of Route 50 and I-66. The largest
regional mall in the County, Fair Oaks
and its additional internal ring-road
sites are expected to become the nucleus
for development of a major shopping-
office-hotel complex within the Study Area.

o Development of the Pender and High Ridge
business parks, both a first-of-their
kind in this Study Area. Approximately
350,000 square .feet of office and indus-
trial space will be completed in these
parks during 1981, including the planned
relocation of U.S. Air's computer and
operations facility (a $12 million
project with over 300 empioyees). This
represents a sufficient "critical mass”
of commercial activity to act as a major
nucleus in attracting new development to
the area.

o Extension of I-66 to the Capital Beltway
and into the District of Columbia, now
slated for completion by 1982. This
artery represents a major improvement in
regional access to the Study Area.

0 Selection of a 183-acre site within the
Study Area for the proposed Fairfax County
Center, thereby enhancing this area's
identity as a quality place to locate.
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0 Active interest on the part of major
office and industrial space users in sites
within the Study Area.

o Private development plans for major néw
projects within the Study Area, many of
which may occur on large, already assembled
landholdings. '

Although these factors appear to support the
popular attitude that the Study Area rivals
Tyson's Corner in its development potential
other factors tend to temper this impression.
Available commercial/office demand in Fairfax
County will be allocated among numerous com-
petitive sites, some with superior access and
Tocations which enable them to capture a
substantial share of the market. Although
there is a growing interest in the I-66
corridor, these competitive sites are stillin
greater demand for most commercial development.

Supporting this idea are the results from a
separate evaluation of competitive commercial
development. This evaluation, recently con-
ducted by an independent panel of experts from
the Urban Land Institute (ULI), found several
established office locations to be more attrac-
tive than the Fairfax Center Area. Among
these currently more competitive sites are:
the Tyson's Corner area, the Merrifield area
at Route 50 and the Capital Beltway, the
Nutley Road/I-66 area and the Route 123/I-66/
Qakton area. Theoretically, these areas could
accommodate the County's projected office
space demands for over a decade, although this
is unlikely to occur.

In addition, the question of whether the Study
Area would rival Tyson's Corner during the
short term was discussed in interviews-conducted
by Gladstone Associates with numerous Task
Force members of diverse backgrounds and
perspectives. Most Task Force members agreed
in the interviews that the Study Area could
become one of several "growth poles" in the
County, but probably would not approach the
level of development now present at Tyson's
Corner until at Teast the year 2000. Essential
to the understanding of the Study Area's over-
a1l market potential is the realization that
the area does not currently have the strong
development potential of Tyson's Corner. How-
ever, with a well conceived plan, reinforced
with development performance criteria which
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will assure a quality built environment and
the provision of exceptional amenities, the
Study Area can attract and accommodate sub-
stantial amounts of commercial and residential
mixed uses. The market potential of the Study
Area can be additionally improved by a public
policy that strongly advocates and promotes
growth in this area.

Market Ana]ysis/Apprpach

The market analysis of the Fairfax Center area
was based on current and projected future mar-
ket conditions and deyelopment trends for the
Study Area.

The initial step was an estimation of market
potentials for Fairfax County (and enyirons)
and development potentials for the Study Area.
These findings, in turn, were used in the
formulation of three development scenarios.

In the terminology of market research, "market
potential” is the expected total sales of a
commodity or service during a stated period
(e.g., office space, expressed in square feet
per year). "Development potential"” is the
share of the market that can be captured by a
specific area (e.g., the Fairfax Center Study
Area) given its location, access and other
applicable factors, "Development scenario”
combines market conditions with other
development assumptions in the specific
conditions - i.e. the Study Area.

Three development scenarios were formulated
for the Fairfax Center area. Each was pre-
dicated on differing assumptions as to 1)
market conditions (e.g., the rate of new
office development in the Study Area), 2)
County policies (e.g., emphasis on economic
development), 3) planning objectives (e.g., as
reflected by the availability of land for

a particular type of development) and other
similar considerations. As such, these develop-
ment scenarios represent a broad range of
varying assumptions - based on market and
non-market considerations - as to how the
Study Area-could develop over the coming
decades. Each scenario also contemplated a
different overall character for the Study
Area, ranging from primarily residential to
primarily commercial use, depending on the
type of use emphasized, rate of development,
and so forth.
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Formulated from likely projected market con-
ditions and other specifically stated assump-
tions, the resulting development scenarios can
be used as major progammatic indicators in the
preparation of alternative land use plans

for the Study Area.

Derivation of Development Potential/Approach

Formulation of development potentials for the
Study Area began with an analysis of the
performance of selected office, jndustrial and
yresidential developments in Fairfax County over
the past 15 years. The office development
nodes surveyed - Tyson's Corner, Reston,
Merrifield and Springfield - presently account
for approximately 65 percent of the total office
square footage in the County. Industrial

nodes at Shirley Highway, Dulles/Chantilly,
Merrifield, Newington/Pohick, Fleet Industrial
Park and Tyson's Corner, comprising about 90%
of the County's existing stock, were analyzed.

Residential communities studied included Burke
Centre, Newington Forest, Montclair, Lake
Ridge, and Sterling Park as well as several
smaller scale single and multi-family projects
throughout the County. ,

This empirical data was augmented by an analysis
of the Study Area capture rate figured as a
percentage of the overall County market
potential, a review of development currently. -
underway in the area, and interviews with people
familiar with real estate and economic develop-
ment in Fairfax County. '

Working Assumptions

The basic assumptions upon which marketing

predictions were predicated include the following:

o continued economic growth in Fairfax
County during the 1980's and 1990's (based
on a sustained economic recovery in the
nation and a strong real estate market in
the Washington, D.C. region).

o conditions within the Study Area which are
‘conducive to development - including
availability of land, suitable zoning and
provision of necessary infrastructure
improvements. :
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o implementation of certain public and
private projects as presently anticipated,
including the extension of I-66 into
Washington and development of the High
Ridge and Pender Business Parks.

o continued growth of local econcmy in its
historically strong manner, serving as a
meaningful indicator of future potential. .

Three development scenarios were developed for
the Study Area based upon those working
assumptions and the prediction for long-term
development trends at major competitive Tocations -
in Fairfax County. The assumptions for each -
of the scenarios are summarized below:

Scenario I: Mixed Employment and
Residential Center

Overall, Scenarioc I approximates the average
performance of major commercial and residential
nodes in the County over the past five years.
It anticipates a continuation of past trends
relative to Tevel, type and density of develop-
ment.

Scenario I development potentials are presented
below. Office development, the cornerstone
land use in this scenario, would capture
about 17 percent of the total development
expected in the County through 1985. The
percentage of total County market potential
which the Study Area might be expected to
capture rises steadily during each 5-year
period, reaching 25 percent by 1995 with a
total of 6.4 million square feet of space.
Likewise, the Study Area's share of total
County industrial/research and development
activity increases, from 11 percent to 15
percent over the 20-year period, as the area
becomes established as a nucleus for new
development. Residential development in the
area represents about 4 percent of the County
total from 1980 to 2000.

Assumptions for Office and Industrial
Development

1. Development in the Study Area would
approximate the median performance -of
major office and industrial development
nodes in the County over the past 15
years. '



" Exhibit 4. SCENARIO I DEVELOPMENT POTENTIALS

FAIRFAX CENTER AREA

Cumulative
Average Annual Deve]ogment Potential Development
~ -1990 - -200 1980-2000

Office Development (s.f.) 165,000 300,000 350,000 5,325,000
Industrial Development (s.f.)} 135,000 240,000 280,000 4,275,000
Residential Development (units) 370 370 370 7,400

Note: Development potentials are based on the median performance over the last 15 years. of major office and
industrial development nodes and large-scale residential developments in the county.

Source: Gladstone Associates.

The proposed Government Center site on
Route 29 would act as a stimulus to
quality development in the Study Area.

Pender Business Park and the High Ridge
Corporate Park would be successfully
marketed during the early to mid-1980's,
establishing the area as an emerging
office node.

Due to the existence of Fair Oaks Mall

and the two business parks currently
under construction, office development
would “"take-off" shortly at this location,
skipping the sTower start-up phase
experienced at some other nodes.

The Fairfax County Economic Development
Authority would continue its aggressive
marketing campaign regarding non-residen-
tial development.

An adequate supply of land area at suitable
locations would be zoned for office develop-
ment. Preferably, these sites would be clus-
tered in nodes around centers of economic
activity (e.g., shopping centers, business
parks) or transportation facilities (e.g.,
interchanges or a major arterials).

Sites offering access, .visibility and
freeway frontage would be provided for
office uses.

7. Development in the Study Area would be
competitive with that of other areas in
the County with respect to the physical
appearance and floor plans of buildings,
views and access to parking facilities.

8. Pricing would be competitive with other
new construction in the Fairfax County
market.

Assumptions for Other Commercial Development

1. Neighborhood retail centers would average
approximately 80,000 square feet each,
and would be anchored by a supermarket
and/or drug store. Community retail
centers would average about 160,000 square
feet, and be anchored by a variety or
junior department store. '

2. Retail potential would be a function of
resident population growth in the Study
Area (including growth in a larger market
area for community-serving retail). While
modest retail opportunities may be asso-
ciated with employment growth in this

area, most would be accommodated -in ground-

flToor retail space in office buildings.

3. 'Hotel/motel development potential would
be modest through the 1980's and remain
a function of employment growth in the
Study Area thereafter.
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Assumptions for Residential Development

1.

Residential deVelopmeht in the Study Area
would approximate the median performance
of selected large-scale residential develop-

- ments in the County. -
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. Financing (including "end loans

Large tracts of land would be ‘zoned and
made available for residential development.

- Successful marketing would be undertaken

for a Planned Unit Development (PUD) or
other large-scale development, so as to
maximize development potentials.

Residential development would be predomi-
nantly single-family detached and attached
units. Approximately 20 percent would be
multi-family units (both garden and high-
rise), reflecting the County trend over
the last 5 years.

Pricing would be competitive with other
new residential developments in Fairfax
County.

" to consum-
ers) would be available at economically
viable rates.

Provision would be made for suitable
locations for high density residential
uses. This may be in conjunction with
non-residential uses in mixed-use develop-
ments, some of which may require special
zoning.

Exhibit 6.

Scenario II: Major Employment Center

Scenario Il anticipates rapid growth, relative
both to other scenarios and recent development
in Fairfax County at competitive nodes. Under
Scenario II, the emphasis on commercial land
uses increases, and the Study Area emerges as
a major employment center. Conceivably, it
could take on a compact Urban Village con-
figuration, containing employment and shopping
opportunities, and a variety of housing forms,
many within walking distance of commercial
activity.

In this scenario, more high density office
development would occur than is anticipated
under Scenario I, with an average FAR
(floor area ratio) of approximately .45,

- Also in this scenario, 11.3 million square

feet of non-residential development could be
realized. Residential development would
assume a more urban character, with about 35
percent occurring in multi-family structures
of 12 to 20 dwelling units per acre. Most of
this development would occur in proximity

to commercial activities, allowing employees
in the area to walk to work.

The image created by this scenario could be
one of quality locations for large single-
purpose office users and high technology
firms. Large, well-planned business parks
would be available to create a corporate
envivonment. Industrial development under
Scenario II would reflect "high end” indus-
trial uses such as research and development

SCENARIO IT DEVELOPMENT POTENTIALS

FAIRFAX CENTER AREA
1980-2000

Cumulative

Average Annual Development Potential Development
) 980-1985 985-1330 990-1995 995-2000 1980-2000
Office Development (s.f.) 165,000 290,000 415,000 540,000 7,050,000
Industfia1 Development (s.f.) 135,000 200,000 240,000 280,000 4,275,000
Residential Development (units) 420 420 420 8,400

Source: Gladstone Associates.
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and technical manufacturing firms, rather than

warehouse/distribution uses.

Resulting

development in this scenario is summarized in

the preceding table.

Assumptions for Office and Industrial Development

1.

Office development in the Study Area would
approximate that experienced by some of

the more successful office nodes in the
County - 1d.e., Tyson's Corner and Merri-
field. Office development will be approxi-
mately one-third higher than anticipated

in Scenario I.

The Pender Business Park and the High
Ridge Corporate Park would be successfu]]y
marketed during the early to mid-1980's
establishing the area as an emerging
office node.

Office and industrial development would
begin at a "take-off", rather than start- -
up level as a result of current]y existing
or contemplated developments in the Study

Area.

There would be an acceleration of development
in the Study Area for major corporate
business and association uses, as well as

for speculative office users. Over the

last five years, the County has attracted
major employers at the rate of approximately
350,000 square feet annually.

Based upon a continuation and possible
acceleration of this trend, and the rela-
tive attractiveness of the Study Area, a
portion of the demand created by major
employers locating in Fairfax would be
captured by the Study Area.

The area would attract "high end indus-
trial" uses such as research and develop-
ment and technical manufacturing companies,
rather than warehouse/distribution fivms.
These types of uses . are consistent with

the upward pressure on land costs associated
with significant office development and

with recent County trends toward high
technology "R & D" concerns, as opposed

to Tand uses such. as distribution centers
which tend to rely heavily on proximity

to major arterial routes (e.g., I-95).

An adequate supply of 1and area wou]d be
zoned for office development at suitable
locations, preferably clustered in nodes
around centers of economic .activity
{(e.g., shopping centers, business parks)
or transportation facilities (e.g.,
interchanges or major arterials). Sites
offering access and visibility will be
provided.

Construction would be competitive with )
other major employment centers in respect
to quality, architectural appearance and

floor plans, views and access to parking.

Large tracts of land would be provided
which would be planned or zoned and made
available for commercial deve]opment

The Fairfax County Econom1c Deve]opment
Authority would ‘continue its aggressive
campaign to attract major employers to
Fairfax County.

Assumptions for Other Commercial Development

1.

Neighborhood retail centers, anchored by
a supermarket and/or drug store, would be
developed to serve Study Area residents.

Community retail centers, anchored by
variety or junior department stores,
would be developed to serve Study Area
employees and residents within a 15-
minute driving radius. Some convenience
shopping and eating and drinking estab-
Tishments would be accommodated in the
ground-floor retail space of office
buildings. Additional employment-related
development-of this nature would be
included in community retail center.

Hotel/motel déve]opment potential would
be a function of employment growth in the
Study Area.

Assumptions for Residential Development

1.

Residential development would be approxi-
mately 15 percent higher than the level
anticipated under Scenario I. The unit
mix, however, would vary substantially,
with multi-family development at more

‘than twice that expected in Scenario I.
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2. Multi-family development, representing 35
percent of the total, would be composed
of garden and elevator units. Absorption
of low-rise units would be approximately
70 units annually, equalling the median
performance at comparable projects in the
County over the last several years.
High-rise projects would occur somewhat
below the median of other recent pro-
jects, since ‘the area is not an estab-
1ished one for such development. About
85 units annually could be expected to be
sold.

3. Single-family development would occur in
small subdivisions rather than large
PUD's. Single-family detached develop-
ments would be incorporated at a pace

higher than that of comparable subdivisions

in the County. ITlustratively, three
single-family detached subdivisions, each
selling 60 units annually, could be mark-
eted each year. Townhouse sales could
total 110 units annually. This is
approximately the median performance for
similar subdivisions across the County.

Scenario II1: Major Single-Family
Residential Center

Scenario ITI anticipates a relatively slow
rate of development, and a shift in emphasis
to residential development. Under Scenario
111, the Study Area will emerge as a Tess
intense employment center than under previous
scenarios. It would capture less than 20
percent of the County's total office market,

even in the Study Area's later, more mature

phases. Total commercial development would

reach approximately 6 million square feet by
the year 2000, compared to 9,600,000 square

feet under Scenario I and 11,300,000 square

feet under Scenario II. :

ATthough the area would be slow in establishing
itself as an employment center, it would
continue to accommodate major single~family

low density residential development. Muiti=
family development would account for only 5
percent of the total under Scenario 1II. This
would occur primarily in garden apartment-type
projects. .

The resulting development potentials are
summarized in the following table:

Assumptions for Office and Industrial
Development :

1. Office and industrial development in the
Study Area would proceed at a slower rate
than assumed under Scenario I,ultimately
achieving approximately two-thirds of the
total commercial development of that
scenario.

2. This development would approximate the
median performance of major office and
“industrial nodes in the County, starting
with the slow start-up that many of these
projects have experienced.

Exhibit 8. SCENARIO ITI DEVELOPMENT PQTENTIALS

FAIRFAX CENTER AREA

Cumulative
Average Annual Development Potential Development
- 1990-1995 1995-2000 1980-2000
0ffice Development (s.f.) 75,000 215,000 265,000 3,600,000
Industrial Development (s.f.) 54,000 175,000 215,000 2,895,060
Residential Development (units) 370 370 370 7,400

Source: Gladstone Associates.
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Successful marketing of emerging office
parks in the area and the development of
industrial parks for research and develop-
ment use probably will not take place

“until after the mid-1980's. Thus, the

image of the area as an attractive one for
commercial development would not be estab-
Tished until that time.

An adequate supply of land area would be
zoned for office development at suitable
locations, preferably clustered in "nodes”
around centers of economic activity (e.g.,
shopping centers, business parks) or
transportation facilities (e.g., inter-
changes of major arterials). O0ffice

sites offering access, visibility, and
freeway frontage would be provided.

New construction would be competitive with
other developments with respect to the
physical appearance and floor plans of
buildings, views and access to parking.

Pricing would be competitive with other
comparable construction in the Fairfax
County market.

Assumptions for Other Commercial Development

1.

Neighborhood retail centers would average
approximately 80,000 square feet in size
and would be anchored by a supermarket
and/or drug store. Community retail
centers would average about 160,000 square
feet each and would he anchored by a
variety or junior department store.

Retail potential would be a function of
the resident population growth in the
Study Area (as well as growth in a larger
market capture area for community-serying

-retail). WhiTe there may be some retail

opportunities associated with employment
growth in the area, most would be accom-
modated by ground-floor retail space in

office buildings.

. Hotel/motel development potentials would

be a function of employment growth in the
Study Area.

Assumptions for Residential Development

1.

The Study Area would continue to develop

as a predominantly single-family resi-
dential node, with about 60 percent of the
total housing in single~family detached
units, 35 percent in single-family attached
units, and 5 percent in multi-family

garden units.

Although the total amount of residential
development is the same as anticipated
under Scenario I, the number of single-
family units would be somewhat higher ‘
(about 18 percent). Only about one-fourth
as many multi-family units would be
accommodated. This would create a pre-
dominantly single-family, low-rise resi-
dential image for the Study Area.

The successful marketing of a PUD or other
large-scale development would be necessary
to maximize development potentials.
Absorption would approximate the median of
other large residential developments in
the County, or 370 units annually.

Pricing would be competitive with other -
new residential developments in Fajrfax -
County.

Financing, including mortgage money,
would be available.
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4.4 THE URBAN VILLAGE CONCEPT

The goals of the Task Force, particularly
regarding the concept of mixed use develop-
ment, relate specifically to the special
issues and needs of the Study Area. In a
more generalized context, they also cor-
respond to the Urban Village Concept as
formulated by the Council on Development
Choices of the 80's.]

The Urban Village Concept is an organizing
principle or framework for putting develop-
ment choices into practice". All aspects of
the development concepts should be planned
together as mutually reinforcing parts of a
whole. :

Goals which are integral to the concept
inciude the recognition of the desirability
for: compact growth, mixed use, transpor-
tation options, affordable housing and

infill development; combining together in
such a way as to harmonize with, and enhance,
existing residential neighborhoods.

These goals evolved in part from the reéogni-
tion of a number of areas of concern,
~including the following:

0 reducing the growth of energy consumption;

o maintaining a high level of transportation
mobility;

o providing a strong sense of community;

o maintaining standards for protection of
the environment;

o providing a high Tevel of amenities in
housing and commercial areas.

The Urban Village Concept is flexible in its
ability to adapt to a wide variety of scales
and contexts. In order to achieve the highest
degree of success, the Urban Village should
maintain a balance between residential and
‘employment uses and be substantial enough in
-size and density to support efficiencies in
transportation and public service facilities
and the provision of substantial amenities
which are in the public interest.
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The Task Force advocated an implementation
process based upon the premise of an increased
density of development tied to the provision
of amenities. Necessary public infrastructure

i

mprovements could also be substantially

developer paid-for under this implementation
method. The result would be high quality
development which would produce a favorable
relationship between people and places.
People oriented spaces would co-exist with
office and commercial uses, creating a well-

i

ntegrated, heterogeneous and exciting environment.

The Urban Village was perceived by the Task
Force, as well as the Council on Development
for the 80's, as the "framework to organize
the various development choices . . . into

1

1

communities that meet the goals of the

980's".

In 1980, The Land Urban Institute, in con-
junction with the United States Department -
of Housing and Urban Development convened a
thirty-seven member council consisting of
state and local officials and private sectar
delegates representing development, financial
and design interests. The Council on Develop-
ment Choices for the 80's addressed "physical
development and revitalization issues in the
context of growth, economic and environmental
change".

The Council discussed, analyzed and evaluated a
wide spectrum of physical development scenarios.
They ultimately reached a consensus on an )
overall concept which encompassed the Council's
goals by advocating the organization of
existing and newly developing areas into

Urban Villages.
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5.0 ALTERNATIVE LAND USE PLANS

5.1

CONCEPTS

Within the framework defined by the Study Area's
major existing and proposed roadways and key
land use areas, a number of basic alternative
conceptual land use patterns could develop..
Generally, the alternative land use concepts for
major mixed use development may fall into five

0

categories: .

Single Core: A single major concentration

" of mixed use development centered around

the Fair Oaks Regional Mall and the pro-
posed Fairfax County Government Center.

-Such a core would accommodate the highest -

intensity of development at its center,
with increasingly lower-intensity rings
of deve]ppment radiating from that center.

Dual Core: Two major concentrations of
mixed -use development: one centered around
the Fair Oaks Mall and the proposed County
Government Center, and the other located
west of the first core at the intersection
of two-major roadways (e.g., at I-66 and
the proposed North/South Connector Road).
Both cores may be similar to the single
core described above or they may differ.
For instance, the degree of mixed use may
be lessened in the western core, or it may
be almost singular in use (as in the case

Corridor: A Tand use pattern that strongly
relates to the roadways of the Study Area.
Under the corridor concept, some core
development would occur,- but the lining of
major road(s) with commercial or mixed use .
development reduces the "sense of place" of
any one segment of the corridor. Such a
development pattern is so heavily "roadway-
oriented" that it can easily cause major
traffic problems.

Saturated: A general covering of most of

the Study Area with intensive mixed use
development. The scale of such a con-
centration of development could cause major .
visual, functional and environmental
problems.

1 4%
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Dispersed: The locating of several,
smaller mixed use centers throughout the -
Study Area.. This pattern could fragment
the visual order and functional needs of
the area. :
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When an alternative concept is applied to the
Study Area framework, it becomes somewhat more-
complex. The major mixed use concentrations
must be complemented by other compatible and
Tess intense development, and the potential for
some combinations of concepts occurs. Follow-
ing are some of the basic Tand use concepts
analyzed by the Task Force early in the plan
synthesis process.

LEGEND

AR Qe
SEVERNEHT CBNTER.
MULTE USE: LORE (R orris, cawibmeis- RGeHm

Hlsls

v OPPLE/IHEUSTINAL. (Low ReE)
F“'W'ﬁfwverwm.m,mpmj
REGICEHTIALLOW DENGITY ( $F)

ﬂ]]]]] IHETITUTIONS (eaencesd

_‘IIII.‘IIIIIII

SINGLE CORE
ALT.A BY-PASS

o

DUAL CORE
ALT. A BY-PASS

DISPERSED
ALT. A BY-PASS

I-66 CORRIDOR
ALT. A BY-PASS

Ty
g
annzan/g
anwiirg

&=
tEES

: [ MIXED USE SATURATION

ALT. A BY-PASS



5.2 ALTERNATIVE LAND USE PLANS

Alternative Land Use Plans were generated
based upon three main variables: concept,
proposed North/South Connector Road align-
ment, and intensity of development.

The concepts which were developed into Alter-
native Land Use Plans all contained cores of
high intensity mixed-use development. These
cores were potentially located across Legato
Road from Fair Ozks Mall, between the Govern-
ment’ Center and I-66, at the I-66-North/South
Connector Road interchange or in combinations
as dual or spiit cores. A North/South Con-
nector Road was determined to be a necessary
adjunct to the development of the Study Area:
therefore, a number of alternative alignments
for this connector road between Route 29

and Route 50 were considered. Marketing )
‘projections undertaken by Gladstone Associates
generated three development scenarios, with
their accompanying absorption rates, for the
Study Area. ‘

Combining these variables with the goals of
the Task Force, Alternative Land Use Plans
were formulated.

Alternative Land Use Plan "A" was based upon
a dual-core concept - with one core-to the
west of Fair Oaks Mall, and a second north of
the proposed Government Center Complex. The
North/South Connector Road proposed for this
scheme was generally located between the
Greenbriar community and West Ox Road; with a
major interchange just west of the weigh
station on I-66. The development scenario for
this alternative was based upon the Gladstone
mid-range projection in which approximately
9,800,000 square feet of office/industrial
development and 7,400 dwelling units would be
absorbed by the Study Area by the year 2000.

Alternative Land Use Plan "B" was also based

upon the Gladstone mid-range development potential
scenario. However, it differed from Alternative °

Land Use Plan "A" in both concept and North/
South Connector Road alignment. This plan

was based upon the concentrated core concept.
The core, situated west of Fair Oaks Mall
extended across West Ox Road. The alignment

for the North/South Connector Road was basically
the same as that proposed in Alternative "A".
However, the interchange with I-66 was located
at a point east of the weigh station.

Alternative lLand Use Plan "C" was based upon
the single core concept. In this scenario,

the core was located between I-66 and the
proposed Government Center site. The North/
South Connector Road began at Route 50 east of
the Greenbriar Community, crossed I-66 at
Legato Road passing along the northern boundary
of the Government Center site to its termination
at Route 29 and Shirley Gate Road. This

land use plan was developed under the Gladstone
scenario that emphasized housing development

in the Study Area. This particular plan

would accommodate 7,400 dwelling units and
approximately 6,495,000 square feet of office,
industrial and commercial development over

the next twenty years.

Alternative Land Use Plan "D" responded to
the Gladstone development scenario which
envisioned the Study Area developing into a
major employment center over the next twenty
years. This plan provided for the development
of 11,500,000 square feet of non-residential
use along with 4,600 dwelling units. The
relatively small number of residential units
planned for in this Alternative reflected the
Task Force's desire to prepare an alternative,’
for.comparative purposes, which consciously
minimized residential development. This
plan, utilizing the same alignment of the
North/South Connector Road as in Alternative
Plan "A", had a dual core as its conceptual
base. A more intensely developed core was
planned at the location adjacent to Fair Qaks
Mall. This core included land on both sides
of West Ox Road. A less intensely developed
core was planned for the north-east quadrant
of the I-66 North/South Connector Road
interchange. The remaining three quadrants

“surrounding this interchange were to be

developed in an employment center use.

Alternative Land Use Plan "E" responded to
Gladstone's Tow range scenario in which the

_ Study Area would be developed to its full

potential as a residential area. Consequently,
this plan called for the development of only
6,400,000 square feet of office/industrial

and commercial space in the Study Area, and
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approximately 7000 Tow to medium density
dwelling units. A mixed-use core was
planned in the area north of the proposed
Government Center and south of I1-66, and
an emnloyment center was proposed to the
east of the North/South Connector/I-66
interchange, north of the weigh station.

~ In all Alterniative Land Use Plans, certain
premises remained constant. These included:

0 Preservation of existing neighborhoods.

0 Retention of the Penderbrook Golf Course.

o Development of the Pender Park and High
Ridge areas, east of the I-66/Route 50
interchange, as office park.

6 Development of the Kamp Washington area
north of Route 29 and east of the
Government Center site in office and
commercial uses.

0 - Establishment of an employment center
area in the vicinity of I- 66 and the
weigh station.

0 Primarily re51dent1a1 use north of
Route 50.

o Primarily residential use south of
Route 29.

o Residential use in the portion of the

Study Area east of the Greenbriar subdivision. -

o. Incorporation of pedestrian and bicycle
circulation systems.

o A major North/South Connector roadway

) from Route 50 to Route 29.

o In those plans in which the North/South
Connector Road does not traverse the site
in the northwest/southeast direction, a
secondary East/West Subconnector Road was
proposed.

Following the preparation, presentation and
discussion of the five Alternative Land Use
Plans, the Task Force voted to take a position
on its preferred alignment for the proposed
North/South Connector Road. This alignment,
exhibited in Alternative Land Use Plans A, B,
D, and E, connected Route 50 east of the
‘Greenbriar Community to Route 29, just

west of West Ox Road, passing to the west of
the I-66 weigh station.
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5.3 LAND USE PLAN EVALUATION

' Task Force Workshop I: Refining the Alternative

Plans

With the acceptance of the preferred North-

. South Connector Road alignment, Task Force

attentions focused on three alternative land
use plans - A, D, and E - each representing one
of the Gladstone development scenarios..
These three plans were subject to a process$
of refinement (becoming Plans Al, D2, and E1)
which culminated in an all-day Task Force
workshop. The Task Force was divided into
three groups: each group discussed and
refined land use assignments on one of the
plans, rendering it more responsive to the
goals and concerns of the group. The Task
Force attempted to quantify the merits of
each individual plan for comparative purposes
in terms of meeting certain environmental and
land use planning criteria, but this effort.
was not found to be as useful as the Task-

"Force had originally thought. Therefore, a

more general evaluation of the a]ternat1ves
was performed by the Task Force
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DENSITY/INTENSITY ASSIGNMENTS

TRANSPORTATION INFRASTRUCTURE
IMPROVEMENTS

5.4 FORMING THE PREFERRED LAND USE PLAN

Task Force WOrkshop II: Toward a Preferred
Plan :

.Analysis of the recommendations of the three

Workshop I groups with respect to their indi-
vidual plans revealed striking similarities.
Using these areas of agreement as a basis,

a consensys plan (Plan “F") was formulated.

.Plan F was based on the single mixed use

core concept with the addition of a separate
maJor employment center,

The Route 50 corridor west of West Ox Road

was proposed for varying densities of residential-
use. The Penderbrook Golf Course was retained
as a major Study Area amenity, while a mix of
residential development was intended for its
periphery as well as some internal areas of

the course. The Fairfax Farms Community was

-proposed to continue in low density residential

use.

The far western edge of the Study Area north
of I-66 along the Stringfellow Road corridor
was identified for primarily residential land
use, except for some office/commercial areas’
along I-66. Maving eastward along I-66, the
Task Force proposed a major office employment
area ("Employment Center West") centered
around the proposed I-66/North/South Connector
Road interchange. .

This employment center would be deve]oped in
a campus-like setting with an emphasis on
providing a high quality deve]opment for
examplé the Perimeter Center in Atlanta,
Georgia, It is anticipated that there would

be substantial residential development as a

secondary use under the PDC concept, especially
in the northern portions of the parcel bordering
the Greenbriar Community. Furthermore, the Task
Force emphasized the desire to orient the
non-residential development toward I-66 and

the North/South Connector Road. The Task

.Force also recommended that the parcel of

Tand currently owned by the County and used

as the Park Authority maintenance yard be
incorporated into this employment center
development. This land would either be sold or
Teased by the County to private developers in
an effort to generate funds which would help
the County "front-end" the construction of
the proposed interchange of I-66 and the
North/South Connector Road.
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The major mixed use core proposed for the
Study Area was split by I-66, but connected
by a grade-separated roadway across this
interstate highway. The most intensively
developed portion of the core was located
just west of Fair Oaks Mall and would relate
strongly to that major retail complex.
Located between I-66 and the proposed Fairfax
County Center site was the remaining portion of
the core, exhibiting a strong orientation
toward, and development phasing with, the pro-
posed Fairfax County Center. :

A major East-West Sub-Connector Road, in the
form of a landscaped parkway, was proposed
from the North-South Connector Road to Route
29 through the mixed use core and adja-

cent tc the Fairfax County Center site.

The Kamp Washington area was proposed for
" primarily commercial use in response to the
already strong development pressures existing

. there. Viewed as a transition zone between

the intense development pressures from
Fairfax City and the more residential nature
of Route 29 within the Study Area, this

area of relatively intense non-residential
development was to terminate east of the
Fairfax County Center site. Although this
development is centered on the Route 29
corridor, it was not anticipated that the
development be "strip" in nature, nor that it
have access off Route 29 through multiple curb
cuts. To the contrary, access was encouraged
from secondary roadways away from Route
29/211, allowing a quality, landscaped
appearance along this primary road.

Located just east of the Route 50/1-66
interchange along Waples Mill Road, the
already developing Pender/High Ridge Business
Park area was recognized by the committee as
being consistent with the Study Area-wide
goals and objectives; therefore, no change

in land use was recommended.

A transportation network for the Study Area
was proposed. In addition to the North/South
Connector Road already agreed to by the Task
Force, two east/west sub-connector roads were
included - one serving the Employment Center
‘West from Stringfellow Road to West Ox Road
and the second connecting the North/South
.-Connector to Route 29 east of the Fairfax
‘County Center. This road would provide access
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to the cores and the proposed Fairfax County
Center. It would cross I-66 in the vicinity

of Legato Road, providing an efficient through-
traffic circulation route. With the construction
of this east/west sub-connector, the potential
for cul-de-sac construction on Legato Road

and Random Hills Road south of I-66 could be

realized. Through traffic on these two

streets would not be possible, consistent
with the preservation of their residential
character.

The Task Force agreed upon the need to complete
the ramp system at the Route 50/I-66 interchange,
and also endorsed a system of pedestrian and
bicycle trails throughout the Study Area. It
also foresaw the need for mass transit within
the Study Area. A Metro bus and shuttle bus
system connecting this Study Area to the

Nutley Road metro-rail station in Vienna was
proposed. A bus station should be constructed
within the landfill site, with the future i
potential for conversion to Metro-rail use
should the opportunity arise. As an adjunct

to either form of mass transit, Task Force
members planned for the inclusion of a

‘commuter parking lot in the Study Area. It

was determined that a location within the

County owned landfill site would be most

appropriate, especially after the landfill is
no longer in active use. This parking lot would
be reached from the North/South Connectar

Road, eliminating the potential of further
traffic congestion on nearby West Ox Road.

Although there were a few areas in which Tand
use assignments remained unresolved - most
notably along West Ox Road, and the commercially
zoned parcels along the Route 29 and

Route 50 corridors - these determinations

became the basis of the Preferred Land Use

Plan.

This preferred plan, Plan "F", underwent a
process of modification and refinement, being
sensitized at each step to reflect more
accurately Task Force objectives and planning
practices. When appropriate densities for
the various land uses were calculated, the
total was found to be greater than the
development potential as determined by Glad-
stone Associates. Modification was made to
the Plan both in terms of land use assignment
changes and density/intensity reductions in
specific parcels to reduce the total amount



of development. The most significant assign-
ment change was at the Employment Center
West, where the parcels south of I-66 would
be planned exclusively for residential

rather than commercial/office housing uses.

Through this process of plan refinement (of
both specific density/intensity levels and
Tand uses) the final plan was formulated.
This plan remained faithful to the Task Force
consensus Plan "F" both in terms of concept
and planning philosophy. .

This preferred overlay plan reflects the
Gladstone Associates development scenario in.
‘which the Study Area will develop as a Major
Employment Center with its emphasis upon com-
mercial land uses. This scenario was embel-
lished to respond to specific Task Force
planning criteria as well as specific existing
zoning conditions.

" The major elements of the plan include:

o the single core/split mixed-use core
concept in which the core areas will
develop as relatively intense mixed-use
districts forming the nucleus of the
"urban village" configuration

o the vehicular transportation system as
previously approved by the Task Force,
including a major North-South Roadway

o the accommodation of a future mass transit
system including commuter parking

o the interconnecting pedestrian/bicycle
pathway system

o the Employment Center West district
{(described in the preceding section)

o the commerical zone at Kamp Washington

o the preservation and protection of existing

neighborhoods

o the addition of new residential communfties
of varying densities :

When determining land uses and their accom-
panying density/intensity, the Task Force

promoted the use of "P" districts - Planned
Development Housing and Planned Development

Commercial - in order to encourage innovative
and creative design solutions which would
fulfill Task Force goals and objectives.

" The preferred plan and its imp]ementatfon

process will be discussed in detail in the
following sections (6.0 and 7.0).
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6.0 PREFERRED LAND
USE PLAN IMPLEMENTATION

- 6.1 PLAN IMPLEMENTATION PHILOSOPHY

Fairfax County has proved itself a leader in
the utilization of planning and zoning controls
to create a higher quality of life for its
citizens. This process has been strengthened
by substantial Tocal citizen participation in
the development process. An example of major
citizen input is the existing Fairfax County
Comprehensive Plan. Frequently, land developers’
and citizens have varying ideas on the way in

~ which a specific parcel of land should be
developed, particularly if it is Tikely

to have an impact on nearby residential neigh-
borhoods. An appropriate forum for issue
discussion, problem solving and compromise
between the citizens and developers has not
always been available, The Route 50/I-66

Study Task Force was created to serve as just
such a forum for the consideration of amendments
to a key area of the existing County Comprehensive
Plan. Comprised of citizen association
representatives, developers, local residents,
land owners, attorneys, environmental profes-
sjonals, and other interested citizens, the
Task Force realized the special opportunities
and constraints of the Study Area and chose

to engage in a process that resulted in a
sensitive and innovative plan for the area,

Quality implementation techniques are essential
to the success of the proposed Tand use plan.
 The philosophy of this implementation concept
is that a higher quality of 1ife will result .
from an ‘incentive-based, rather than a solely
control-based, process. Only by encouraging
the highest quality development at all levels
can the full potential of the Study Area be
attdined while preserving the natural systems
and special qualities of the area. Additionally,
the process allows for the timely construction
of required community support systems (e.g.,
transportation, open space, public service
sites ). Public amenities can be used as a
tever at many Tevels to ensure the success of
conceptual planning as well as detail design
goals. Homes can be located within walking
“distance of work; energy-efficient and solar
design principles that efficient and solar
design principles that Tessen demand for

purchased energy should be incorporated into
all projects; transportation alternatives

can be emphasized; the environmental issues
can be addressed in a strong, positive manner;
and the entire area can provide a mixed-use
focal point for Fairfax County. . Since a
major portion of the area is presently
undeveloped, there is still time not only to
achieve quality development in general, but
also to create a new concept for community

.development: The Urban Village.

6.2 PLAN IMPLEMENTATION METHOD

Attention to detail in this area will help to

" ensure a quality product at Study Area-wide:

and site-specific levels. The Route 50/1-66
Land Use Study implementation component is
incentive-based rather than control-based.

The intent is to create a tandem approach,
forming a complementary relationship between
existing minimum ordinance and regulation
requirements and well defined density/intensity
bonus incentives, therefore assuring quality
amenity and infrastructure provision at many
development Tevels.

Bonus provisions have worked successfully in
central cities of many major metropolitan
areas. Bonus densities will not stimulate -
development per se, but will allow a munici-
pality to affect the development that does
occur. The use of the bonuses (overlay plan)
will probably not convince a developer to
build in a particular Tocation, but will pro-
vide the incentive to consider certain options

-once the decision to develop has been made.
.In order for the system to work, the bonuses

must offer a more profitable option to the
developer than if the bonus provisions did
not apply. If this incentive is not provided,
the developer might either build elsewhere,
or forego the bonus provisions and build
within the basic density of the plan with no
added amenity elements provided.

The key elements of the implementation portion
of the Land Use Plan are:
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6.2.1 Praposed Land Use Plans and Inherent
Density/Intensity Leve]s‘

A. Baseline Plan
o The "lTowest" plan in terms of overall
development density/intensity.

0 Based on the adopted Comprehensive
Plan for the Study Area with certain
modifications in transportation infra-
structure, open space and other key
Tand use assignments.

B. Intermed1ate Range

o An "intermediate" range in terms of

’ overall density/intensity for the
Study Area.

o This offers a level of guidance for
performance in terms of controls/
incentives above the Baseline Plan
yet less than the maximum Tevel.

C. Overlay Plan

o The "highest" plan in terms of over-
all development density/intensity.

0 This plan offers maximum guidance
for performance in terms of controls/
incentives, and thereby offers the
highest program with commensurate
highest level of quality and amenities,

The intent of defining the two basic levels
(baseline and high overlay) of Study Area
development density/intensity is two fold:
first, it allows more flexibility for develop-
ment to respond to changing market conditions
and; second, it offers a framework for quality
control mechanisms to be utilized. The
Tatter concept is a plan implementation tool
which attaches progressively more detailed
performance guidelines (as quality controls)
to progressively greater density/intensity

bonuses (quantity incentives above a baseline).

6.2.2 Performance Guidelines for Density/Intensity

Increases

Conceptually, the quality control of the

" development product is tied to the quantity
incentive offered to the deve]oper, therefore,
any development quantity increase allowed

above the baseline must result in a propor-
tional development quality increase through
the provision of added amenities.

56

The basic components of the performance
guidelines aspect of the implementation
portion of the plan are the Review Board and
the Development Plan Application Process
Options (bonus incentive requirements and the
amenity element bonus levels).

" 6.2.2.1 Fairfax Center Implementation Review

Board (FCIRB)

The Task Force has reviewed numerous areas of
development in and around Fairfax County. With
the exception of the planned communities of
Reston and Burke Centre, the Task Force gen-
erally found a lack of overall project coordi-
nation. In areas such as Tyson's Corner, many
buildings have been constructed with 1ittle
concern for their relationship to other develop-
ment or the total transportation needs of the
area. As a result, the pedestrian is lost
within the total area; buildings and/or uses
on adjoining. parcels do not complement one
another; little attention is paid to the
appearance of parking areas or their impact.
on adjoining property; overall aesthetic
coordination is Tacking and it is difficult

to find a central focal point for the area.
This is not a condemnation of individual pro-
Jjects and/or buildings but is a result of the
inability of the County to provide area-wide
coordination for individual projects.

The Task Force believes that a review board,
working in an advisory capacity to the Planning
Commission and the Board of Supervisors, could
understand and interpret policies underlying
the plan. Such a body would have the continuity
of existence necessary to provide consistency
in policy and administration which would pro-
mote Study Area-wide design excellence over

the long term. It would recommend approva]
only if the applicant demonstrated that his
proposal was sensitive to the overall objec-
tives of the plan. If the applicant fully
understands the objectives of the plan and is
able to work with a review board in resolving
issues, time will be saved before the Planning
Commission and Board of Supervisors. Moreover,
a review board could resolve, at an early stage
of the proceedings, many of the conflicts
between the developer and the citizens that
surface during public hearings on zon1ng appli-
cations.



The Task Force recommends that a Fairfax Center

Implementation Review Board (FCIRB) be estab-
lished for an initial period of two years,
after which the Board of Supervisors should

- evaluate its performance. The Task Force
believes that a shorter evaluation period would
not be realistic as it is anticipated that only
a Timited number of applications would be

heard within the Review Board's first year of
operation. Upon such evaluation, if the

Board of Supervisors determines that the

Review Board is not making a substantial
contribution to the planning process, the
Review Board should be abolished.

Responsibilities of the Fairfax Center
Implementation Review Board:

The Review Board would review development,
zoning, site and other relevant plans (e.g.
special use permits) affecting parcels in the
Study Area. The Task Force believes it is
imperative that this additional review not cause
any delay in the normal application process., The
Review Board's consideration of the application
should occur immediately after it has been
filed. Public hearing dates scheduled for

the Planning Commission and the Board should
not be deferred unless the applicant agrees.

Specific responsibilities of the Review Board
would include:

o Reviewing zoning applications to determine
the extent to which they are in harmony
with the criteria and goals of the plan;

o Serving as a mediator between the various
relevant interests within the community;

0 Reviewing site plans to determine the
extent to which they meet the criteria
and goals of the plan;

o Expediting the development and review
process;

o Serving as an advocate to facilitate the
overall implementation of the plan.

The Review Board will evaluate all proposals

to determine their conformity to the goals

of the plan. .Site plan review will include

(a) analysis and coordination of transportation
and environmental concerns to assure that the
proposal serves the needs of the surrounding
area as well as the users and operators of

the facility; and (b) design review of all
buildings, structures and places, public or

private, within the Study Area, with recommendations

for the development of architecture of high
quality and for improving the aesthetic

of neighborhoods. The Review Board will not
engage in architectural review, but may make
suggestions for improvements to architectural
treatment and site design.

Composition of the Review Board:

The Task Force spent a great deal of time
discussing the composition of the Review

“Board. The Task Force believes that, if the

Review Board is to be successful in persuading
applicants to provide the amenities recommended
in the QOverlay Plan, it should have a continuity
of existence and conscience to assure consistent
treatment of the plan objectives., Its members
must have an understanding of and a commitment
to the overall policies and objectives of

the plan,

It is the consensus of the Task Force that

the Review Board should be limited to five
members, with each member having an alternate
who would also attend the meetings, thus
providing continuity in the event of the
absence of one of the members and bringing
additional skills to the Review Board's
deliberations. The members and alternates of-
the Review Board should represent diverse
points of view, including both the residential
and development communities, and have expertise
in many fields, such as architecture, engi-
neering, transportation, landscape architecture,
energy planning, urban design, environmental
planning and financial planning. The Task Force
does not recommend a specific composition of the
Review Board, but suggests that the Board of
Supervisors appoint members and alternates

who have a broad interest and/or expertise in
these fields.

In order to attract the most competent indivi-
duals, the Task Force recommends that member-
ship not be Timited to individuals who have
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.no interest (financial or otherwise) in the
Study Area. The Task Force believes that to

- 1imit the composition of: the Review Board on
the basis of a strict conflict of interest
approach would deprive the Review Beard of

the talent and interest reflected in the Task
Force and would eliminate many knowledgeable
persons who are committed to the objectives

of the plan. The public interest will be
adequately protected by the existing disclosure
requirements, which would require each member
“to reveal his or her interests in the Study
Area.

The Task Force fee]s ‘that it would be inappro-
priate for a member of the County staff to

serve as a direct participant on a po11cy board
such as the Review Board. However, it is essen-
tial that staff provide support to the Review
Board and serve as the liaison between the Review
Board and the County government. As the Review
Board would be advisory to both the Board of -
Supervisors and the Planning Commission, the
Task Force believes it would be inappropriate
for a member of either body to serve on the
Review Board.

Functions of the Review Board:

The primary tool of the Review Board to encour-
age implementation of the plan is a system of
density credits to be awarded to applicants
based upon their contribution to the accom-
plishment of the overall goals and .objectives
of the plan. The Task Force has developed
certain objective criteria by which the Review
Board may analyze this contribution. These
¢riteria are divided into -three distinct areas
of emphasis:

‘A.  Study Area: - General criteria applied .

- throughout the Study Area relating to the
factors-and systems which serve and reinforce
and define that area:

o Programmatic Factors

o Density/Intensity Factors
0 »Transportation Factors

0 Environmental Systems

o Public Service Site/Systems

o Buffer Relationships (adjacency)
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B. Key Area: More specific'criteria applied
to "concept plans" for key development areas
which establish the image of the Study
Area.

C. Use Specific: Criteria applied.to. land
use categories, such as single family ,
detached residential, office park, or 1ight
industrial, to be employed in evaluating
the proposed uses upon specific parcels of
land within the Study Area.

These criteria are intended to provide a basis
for assuring equitable and standardized plan
evaluation. However, each site plan submission .
is unique, and the Task Force recommends that
the Review Board be permitted a degree of

~ flexibility in the application of density/

intensity bonuses. At the discretion of the
Review Board, disproportionate weight may be.
assigned to one or more bonus elements in cer-
tain unique instances where development features,
circumstances, innovations, or the costs incur-
red by the developer to provide the requested
amenities merit such weighting. In these

cases, the Review Board need not strictly adhere
to specific criteria stated in the guidelines

in the plan.

The Review Board shall detérmine the applicable
bonus amenity/incentive elements for each
application on a case-by-case basis. It will
consider the impact on the surrounding proper-
ties, communities and the public in general in
assessing the relative merits of development
plans. All recommended density increases and
the amenity provisions upon which such recom-
mendations are based are advisory in nature
and must be reviewed by the Planning Commission
and approved by the Board of Supervisors.

The Fairfax Center Implementation Review Board
should reevaluate the amenity/incentive re-
lationship as development proceeds in the Study
Area to assure achievement of the type of high
quality development envisioned by the Task Force,



6.2.2.2 Development Plan Application Process
Options and Bonus Elements

" The Review Board will select the bonus amenity/
incentive elements applicable to each individual
case from the following categories. The base-
line category corresponds to the lowest

level of density/intensity allowable for
planned development, and the. overlay category
represents the highest Tlevel of density/intensity
allowable. An 1intermediate Tlevel of density/
intensity is also presented .as a single refer-
ence point between the Tow and high levels of
development; this intermediate level is offered
merely as a benchmark from which the Review
Board can determine more finite deve]opment
Tevels on a case- by case basis.

Also presented here are general guidelines for
use by the Review Board in evaluating the
number of amenity elements required for indivi-
dual plan applications related to the density/
intensity level desired by the applicant.

“A. Base]fne/Baéic Expectation'Deve1opment
Plan Level

Requlrements

The App11cant/Deve1oper shall submit to the
Review Board a development plan of sufficient
detail as to respond to at Teast:

* A1l applicable “"Baseline/Basic Expectation

Amenity/Incentive Elements.

SPECIFIC DEVELOPMENT PLAN AMENITY ELEMENTS
(individual elements denoted by "*")

STUDY AREA-WIDE RELATED AMENITY ELEMENTS
TRANSPORTATION SYSTEMS

Automobile

* minor street R.0.W, dedication
* minor street construction

* major street R.0.W. dedication
* planting trees

Mass Transportation

* bus Toading zones

* pedestrian access to bus or rail transit
stations, as needed

Pedestrian
* pedestrian trails
* bicycle trails

ENVIRONMENTAL SYSTEMS

* private preservation of EQC (continuity
of public access assured)
* pubTic dedicated EQC

Dra1nage Control (BMP)

sedimentation control

storm water detention

storm water retention

erosion control

cluster development

grassy swales/vegetative filter areas

* %k ok oA % of

Preservat1on of Natural Features
vegetation preservation

* - surface water preservation

{streams/lakes/ponds, etc.)

land form preservation

minimize site disturbance

road noise impacts mitigated

site roads and buiidings for maximum

solar access

B

PUBLIC USE SITE SYSTEMS
* " dedication of -stream va11ey parks

Pubtlic Site Dedication (app11cat1on of
dens1ty credits under ex1st1ng systems
is not precluded) .
* schools -0
* police/fire facilities

KEY AREAS AND/OR USE SPECIFIC RELATED
AMENITY ELEMENTS

Site Planning
* clustered development patterns

* transportation and sewer infrastructure
construction phased to deve]opment
construction

* orientation of planned uses toward most
compatible adjacent Tand uses

Buffers
* Tand use buffers
* vegetative buffers

DETAILED DESIGN

Site - Entry Zone

*  signage

* planting

* lighting

* visibly buffered surface parking
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Street Furnishings (public
* T1ighting '

* signage

* trash receptacles

Plant Materials/Landscaping
* major street trees

Intermediate Range/Minor Bonus Development
Level

Requirements:
The Applicant/Developer has the option to
appiy for a MINOR (density/intensity)

_ BONUS, defined generally as the Inter-
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mediate Range Level for that site as
specified in the Land Unit Summary
Chart (Section 7.0). The Applicant
shall submit to the Review Board a
devélopment plan fulfilling at least:

1, A1l requirements of the Baseline/Basic
Expectation Amenity/Incentive Level,
PLUS

2. The inclusion in the development plan,
of one of the following: Either, (a)
three-fourths of applicable MINOR BONUS

elements or (b) one-half of the applicable

MINOR BONUS elements plus one-fourth of
the applicable MAJOR BONUS elements.

SPECIFIC DEVELOPMENT PLAN AMENITY ELEMENTS.
(individual elements denoted by the "*")

STUDY AREA-WIDE RELATED AMENITY ELEMENTS

TRANSPORTATION SYSTEMS
Transportation Systems

Automobile
* major street construction of

immediately needed portions (pro-rated

costs based upon number of peak hour
auto trips generated per site)

* shared parking allowances

* signage

Mass Transportation
*  bus shelters
* commuter parking Tot

ENVIRONMENTAL SYSTEMS

* expanded EQC (above 0.C.P. minimum)

increased on-site open space

* aquifier recharge areas protected
(reduced impervious surfaces for
parking, roadways, etc.)

*

"PUBLIC USE SITE SYSTEMS

Park Dedications
* natural/passive
* neighborhood

Public Site Dedications

* Jibraries

* community centers

* government offices/facilities

KEY AREAS AND/OR USE SPECIFIC RELATED
AMENITY ELEMENTS

Site Planning
* aggregation of parcels

* commitment to construction of all
phases in mixed use plans

* mixed use development (PUD's, etc.)

* 24 hour use activity cycle encouraged
through proper land use mix (such as
a mix of hotels, restaurants,
theatres/entertainment uses, and resi-
dential and office/instiutional uses in
a mixed use urban village core).

* inciusion of low/moderate income housing

* puffering with Tand forms

DETAILED DESIGN

Building Entry Zone

*  signage

* gspecial planting
* " 1ighting

Parking

* planting

* Tighting

* provision of minor plazas

Street Furnishings

* seating
* drinking fountains

Plant Materials/Landscaping

* entrances
* parking areas



Structures
* architectural excellence '
* energy conservation techniques empjoyed

Overlay/Major Bonus Development Plan Level

The Applicant/Developer has the option to
apply for a MAJOR (density/intensity)
BONUS, defined as the Overlay Plan Level
for that site as specified in the Land Unit
" Summary Chart (see Section 7.0). :

The Applicant shall submit to the Review
Board a development plan fulfilling at
least:

1. A1l requirements of the Baseline/Basic
Expectation Amenity/Incentive Level,
PLUS

2. The inclusion of the following in
the development plan: Either, (a) three-
fourths of the applicable MINOR BONUS
elements and one-half of the applicable
MAJOR BONUS Elements, or (b) the inclu-
sion of all applicable MINOR BONUS ele-

ments and one-third of the MAJOR BONUS
elements.

SPECIFIC DEVELOPMENT PLAN AMENITY ELEMENTS
(individual elements denoted by the star "*")

STUDY AREA-WIDE RELATED AMENITY ELEMENTS

TRANSPORTATION SYSTEMS

Automobile

* construction of later (future) needed
major road improvements

* major thoroughfare improvements (e.g.,
roadways, interchanges, highway bridges,
etc., with possible combination of
public and private funding)

* traffic signals

Mass Transportation

* bus or rail transit station
parking lot _

* .car/van pool program (reduce auto
trips/day)

* Tocal shuttle services

Pedestrian
* overpasses/skywalks
* underpasses

. ENVIRONMENTAL

* drainage control (BMP) - innovative
techniques in the areas of sedimentation
control, storm water detention, storm
water retention, erosion control,
cluster development, and.grassy
swales/vegetative filter area
provisions

* air, water and noise pollution con-
trol and reduction-innovative tech-
niques '

* extraordinary sensitivity to the envi-
ronment and environmental systems,
including vegetation, water and land
form

PUBLIC USE SITE SYSTEMS

Utility Provision
* major off-site utility contributions

Park Dedications
*  community
county
historic
mini-parks

* %

Public Indoor Activity Spaces
* recreation centers

* meeting rooms

* auditoriums/theatres

KEY AREAS AND/OR USE SPECIFIC RELATED
AMENITY ELEMENTS

Site Planning

* extraordinary innovation and quality in
site design

* extraordinary innovation in energy
conservation techniques

*  buffers

DETAILED SITE DESIGN

* structured parking
* major plazas

Street Furnishings
* structures (special planters, trellises,

- etc.) :
* kiosks
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* covered pedeétrian areas (arcades,
shelters, etc.) o
* water features/pools

* special surface treatments’

Plant Materials »
* Tandscaping of major public spaces

. 0ffice Density Bonuses - Prototype Analysis

The incentive implementation approach was
anslyzed by Gladstone Associates for a 10 .
acre prototypical office development site
within the Study Area. For the purposes
of this analysis, it was assumed that the

dintensity level for development would be

.25 FAR (Floor Area Ratio) for the Base-
Tine (No Bonus) Plan, .625 FAR at the
Intermediate (Minor Bonus) level and 1.0

FAR for the Overlay (Major Bonus)

Plan. The analysis proved that costs
incurred by the provision at the requisite
amenities necessary to qualify for the

Minor Bonus (.625 FAR) would be more than
offset by the increased level of development
allowed the developer. At a .625 FAR, all
required parking for the development could
be accommodated as surface parking. - However,
at the Major Bonus level of 1.0 FAR,

. structured parking would be necessary in

order to accommodate all required parking.
The cost of structured parking is more than-
ten times tht of surface parking; consequently,

_it was felt that the economic incentive for

the-Major Bonus/Overiay Plan would not.
present itself within the next few years.
Howaver, once.the Study Area has established
itself as a major County development node,
realization of the Overlay Plan intensity
would become economically viable.
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7.0. PREFERRED LAND USE PLAN
DESCRIPTION

7.1 CONCEPT
7.1.1 Land Use

Land use assignments and density/intensity
levels in the preferred Overiay Plan were
based upon a single core concept. In this
concept the core area contains the most
intense mixed-use development. One portion

of the core relates to the Fair Oaks Mall and.
the other to the proposed Government Center
site. Land uses within the core areas consist
of office (with a maximum FAR of .35 in. the
Government Center core area and-1.0 in the
Fair Oaks core); housing in elevator buildings
and garden apartments; hotels and supporting
commerical uses; as well as plazas, parks and
additional open space areas. In general,
levels of density/intensity diminish with
distance from the core areas. In residential
uses this progression is from elevator apartments
to garden apartments to townhouses to single
family detached housing. In office/commercial
uses the Tevel of intensity diminishes from

an FAR of 1.0 in the core to. 25 in the
outTine parcels.

The Kamp Washington area is a notable exception
to the concept of progressively decreasing
1ntens1ty of development. In this part1cu1ar
area, a substantial portion of the site is
presently zoned for commercial and industrial
use with allowable FARs of .7 and 1.0. Based
upon established area prototypes such as the
Pender Business Park, it appears unlikely

that developnmient will actually occur at such

a high intensity level.- However, the poten-
tial for such a.level of development is
accommodated in the final plan. Recognizing
that development in this area is currently
proceeding the Task Force sanctioned this as
the most equitable. approach for dealing with
this portion of the Study Area in the development
plan. However, although the land use plan
recognizes th]S existing permitted level of
development potential, ‘the land use assignments
were designated as PDC in development

concept in order to encourage well planned
office/commercial uses rather than the industrial
uses of the current Comprehensive Plan and
existing Zoning.

A detailed summary of the dens1ty/1ntens1ty
Tevels of individual land units follows in -
Section 7.3.

7.1.2 Market Re]at1onsh1ps

The final Overlay Plan recognizes the potent1aJ
of the Study Area to develop. into a major
employment center node in Fairfax County.

The image of the Study Area would be one of
high quality developments-of Targe single-
purpose office users and high technology

firms in planned mixed use core and campus—
Tike business park situations.

High quality industrial deve]opment, including
'research and development' and technical
manufacturing companies {(as opposed to
warehouse/distribution/ service facilities) -
will locate in the area. Consequently, in
the assignment of land uses, an emphasis was
placed upon the inclusion of desirable sites
for such development - in particular, the
Core areas and the Employment Center West. .-
Concentrations of primarily multi-family
residential developments in proximity to
areas of commercial activity were 1ncor—v
porated in the land use plan.

7.1.3 Product/Plan Relationship

The Overlay Plan Study Area represents a level

“of density/intensity achievable only-in con-

junction with the provision of substantial
amenities. - As such, it is a planning goal,
rather than a prediction of the level of
development which will be realized in the
Study Area.

The bonus incentive philosophy is the under-
lying premise for setting development levels
within .the Study Area. However, in specific
areas, existing industrial and/or commercial
zoning, with their accompanying high FARs,
took precedence in setting the density/
intensity levels for the Overlay Plan. These
situations normally occur where the com-
mercial Tand development process is already
underway; thus, these areas are clearly
unique in that density bonus incentives and
development criteria will not readily apply.
In these cases, the density/intensity level
of Overlay Plan is also a planning number
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There is frequently a disparity between the
"allowed" development level (planned/zoned)
and the actual product ultimately constructed
on any given site. This disparity can result
from any number of circumstances inciuding
market demand, availability of land and eco-
nomic or site specific constraints. In the
Study Area, the Pender Business Park is cur-
rently zoned at FARs of 1.0 and .7. However,
final development plan approvals have

been for development at approximately .6 FAR.

There is frequently a disparity between the
"allowed" development level (planned/zoned) and
the actual product ultimately constructed on any
given site. The intensity of land use at the
time of development is frequently different than
the intensity permitted in a specific zoning
category. This disparity can result from any
‘number of circumstances including market demand,
availability of land and economic or site
specific constraints. In the Study Area, the
Pender Business Park is currently zoned at FARs
of 1.0 and .7. However, final site development
plan approvals have been for development at
approximately .6 FAR. Similar trends can be
seen throughout the County. An analysis of the
ratio between developed and allowed FARs in the
Tyson's Corner area (as exhibited in the chart
in the Appendix) shows that range to be between
26 and 82 percent. The Tyson's Corner data
represents 50 buildings with a total of 4,475,000
square feet of gross floor area. In the more
urban setting of Rosslyn, Virginia, where develop-

able Tand is at a premium, an analysis of 21 build-

ings accommodating 4,390,000 square feet of gross
floor area shows that development has occurred

at the rate of 98% of the allowable intensity. In
general, it was found that planned office use
maximum FAR in the I-66/Route 50 area would

need to be discounted by at least 25 percent to
translate "Planned" land use building capacity
into a more realistic expected building FAR.
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7.2 THE THREE LEVELS OF THE PREFERRED PLAN

7.2.1 The Baseline Plan

The adopted Comprehensive Land Use Plan

is the foundation for the proposed Base-

1ine Plan, which represents the minimum Jevel
of density/intensity in the three-tiered
implementation approach. Certain modifications
were made to reflect more accurately Task

Force planning goals and concepts for the

Study Area. As is the case with the existing
Comprehensive Plan, the Baseline Plan is
substantially low density residential in
character. In the existing adopted Comprehensive
Plan, a range of densities is given for each
residential category. In the majority of
cases, the Baseline Plan uses the Tow end of
this residential density range.

Modifications to the existing Comprehensive
Plan fall into five major categories:

o Areas planned and zoned for industrial
uses in the existing Comprehensive Plan
were recommended for commercial/office
use on the Baseline Plan.

o In instances where zoned density/intensity
is higher than that of the Comprehensive
Plan, zoning densities took precedence.

o Land units directly adjacent to Fair Oaks
Mall and the proposed Government Center
were planned for office/commercial use in
the Baseline Plan. 0On the existing Com-
prehensive Plan, these areas are planned
for relatively high density residential
use (8-16 du/ac). These densities are
sufficient to encourage development at
that level; however, residential development
in these areas would be inconsistent with
Task Force criteria which advocates mixed
use development. Therefore, in order to
reflect Task Force objectives, these land
use assignments were changed to low
density office use on the Baseline Plan.

0 The EQC system was expanded as a result of a
more-detailed analysis, as part of this Study,
consistent with existing County guidelines.

o Transportation network improvements:
- North/South Connector Road
- East/West Sub-Connector Roads



- Cul-de-sacs at Random Hills Road and
lLegato Road .

- North/South Connector Road Inter-
changes at Route 50 and I-66 .

- Completion of needed ramps at Route
50/1-66 Interchange '

7.2.2 The Qverlay Plan

The Overlay Plan represents the upper limit
of density/intensity achievable at the major
bonus level in the amenity/incentive implemen-
tation process. The basic elements of the
Overlay Plan are as follows:

0 Preferred land use assignments as‘defermined
by Task Force.

.9 Density/Intensity level as approved by

Task Force.

0 Transportation Network Improvements approp-
riate to the more intense development at the
Overlay Plan level.

0 Realization of the Urban Village Concept
through major mixed-use core development.

7.2.3 Intermediate Level

The Intermediate Level represents a possible
mid-range of density/intensity achievable
through Minor Bonuses in the Amenity/
Incentive Implementation process. The inter-
mediate level depicted in the Land Unit Data
Summary Chart is illustrative of only one of

.many potential development scenarios. The

basic elements of the Intermediate Level
include:

o Land use assignments based upon High

Overlay Plan concept as determined by the
Task Force.

.0 Density/intensity levels set as inter-

mediate range between Baseline and
Overlay Plans. .

0 Transportation infrastructure improvements
appropriate to the more intense development
at the Intermediate Plan level.

7.3 PREFERRED LAND USE RECOMMENDATIONS

The following recommendations are presented
on an individual land unit basis; these land
units are aggregated into larger zones of
units having similar land, use or geographic
characteristics. To describe these recom-
mendations fully, each zone is described
through the use of the following elements:

0 Land Unit Data Summary Chart. This chart
represents the key linkage mechanism ‘
between the proposed Land Use Plan and
the proposed performance criteria for the
development of that plan. The chart des--
cribes the proposed use and density/
intensity quantities for each land unit
for the three levels of the plan (in
terms of square footage of non-residential
and number of dwelling units of residential
uses). All density/intensity calculations
are based on gross acres of land.

o Land Unit/Zone Map. Each land unit group
is map-keyed for ease of location and
delineation within the Study Area.

o Plan Text. Specific plan text recommendations
and considerations for the development of
each specific land unit are included.
Recommendations for key areas of development
(e.g. Fair Oaks Mixed Use Core) are
described in greater detail and are ,
supplement by ITllustrative Concept Plans
for potential development.

) In addition to the developable land

units presented in the land use
summary charts and summarized at the
end of this section, the study area
also includes 38 land units which are
already developed or committed.
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’ : BASELINE; Density/Intensity Development
A LAND USE SUMMARY CHART Potential Achievable at "No Bonis® Level
DEVELOPABLE ' ' PRO- | DENSITY/ , :
LAND UNITS || APPROXIMATE EXISTING CONDITIONS poSED| INTENSITY| PDC  [PRIMARY | RESID- | SUPPORT
(MAP KEY) ACREAGE LAND | RANGE [OMMERCIAL | ENTIAL [COMMERCIAL
NET ] GROSS |ZONING | COMP. PLAN use | FAR|DU/AC JA / B |Sq. FT. Dus sq. FT.
A3, A6 70 84 | R-1 R 2-3 RES 2 168
A9, ALO, AILll 41 43 | R-1 R 2-3 RES 2 82
: ' -8 comq | .7 60,984
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INTERMEDIATE LEVEL: Possible Density/lhtenéity ' OVERLAY PLAN: ﬂaximum Density/Intensity Potential
Development Level Achievable Through "Minor Bonus" Achlevable at "Major Bopus" lLevel °
DEVELOPABLE PRO- | DENSITY/ ' - PRO- | DENSITY/ .
LAND UNITS POSED| INTENSITY | PDC PRIMARY [RESID-| SUPPORT POSED| INTENSITY} PDC | PRIMARY RESTD-] SUPPORT
(MAP KEY) LAND ANGE | COMMERCIAL]ENTIAL JCOMMERCIAL LAND | RANGE | COMMERCIAL | ENTIAL| COMMERCIAL
USE_ | FAR|DU/AC A/ B'T SQ. FT. DUS SQ. FT. USE |FAR|DU/ACIA / B SQ. FT. DUs $Q. FT.
A3, A6 POH 3.5 ' 294 35,280 PDH 5 420 37,800
A9, A10, A11}{ PDC .16 A 326,127 0 ‘ PDC .2 A 468,270 0 '
. B 217,418 72 B 312,180 104
1pDC RANGE: : _
A - Permitted principal commercial uses only,
no secondary uses
B - Maximization of housing as a secondary use
within PDC concept
A1, A-2 A5, A-7

No land use assignment change from the

adopted Comprehensive Plan is recommended.
"This land unit is a portion of the existing
Murray Farms subdivision containing residential
dwellings and the Fairfax Church of Christ.

A-4
No land use assignment change from the
adopted Comprehensive Plan is recommended.
-This land unit accommodates the existing
access road to Fair Oaks Estates, and eventual
extension of North/South Connector Road.

A-3, A-6

Primary access from Route 50 showld occur
through the minimum number of access roads
rather than service roads or multiple curb-
cuts along Route 50. Buffer adjacent existing
residential development and major roadways.

No land use assignment change from the

‘adopted Comprehensive Plan is recommended.

Existing churches are anticipated to remain.
A-8

Christ Presbyterian Church and proposed Vepco
substation. Buffer substation equipment from
Route 50 and adjacent development, and preserve
unused land in open space. Church in southwest
corner to remain.

A-9, A-10, A-11
Low intensity (PDC) office/housing mixed

use. Primary access from Route 50 with
secondary access from proposed east-west road

- to Fair Oaks Estates on the northern boundary.

Minimize access points onto West Ox Road.
A-12°

Proposed Navy/Vale Police/Fire Substation.
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BASELINE: Density/Intensity Development

B LAND USE SUMMARY CHART Potential Achievable at “No Bonus" Level
' PRO- | DENSITY/

DEXﬁBOEG?%E' APPROXTMATE __EXISTING CONDITIONS - || POSED| INTENSITY| PbC | PRIMARY | RESID- | SUPPORT

(MAP KEY) ACREAGE o LAND RANGE TOMMERCIAL | ENTIAL [COMMERCIAL

NET | GROSS | ZONING | COMP. PLAN USE | FAR|DU/AC |A / B ]5Q. FT. pus 5Q. FT.

| 81, B2, B3, 14 163 | R-1 R 1-2 RES 1, 4 535

B4, BS . (283 infludes entirg R 4-5

golf coufse)

B-1, B-2, B-3, B-4,
ours

Key Area/"Golf

B
C

The preservation of the ; >
Penderbrook Golf Course R
as an area-wide amenity is 2
extremely desirable.

Future development by

golf course owners, or
others, should strive to
accommodate the preser-
vation of the golf course.
Due to the difficulty in
determining development

Ox Road and Route 50, and as it affects the
Fairfax Farms residential community. The
Difficult Run EQC area should be preserved.

density needed to make retention of the

golf course economically feasible, the Task
Force recommends as an interim measure, the
continued application of currently allowed
densities. However, the Task Force recognized
that the Comprehensive-Plan for the golf
course would probably have to change to assure
its continued viability. Our suggestion was
to consolidate density currently shown on

the Comprehensive Plan into one building area.
If this approach were followed, it would, in

essence, consolidate density in one area thus

Teaving the balance of the tract in open space
or in 7ts current use; i.e., golf course.
Future development will be evaluated within
the context of the Route 50/1-66 Task Force
philosophy, goals, and objectives. Access fis
a critical issue, especially as it relates

to potentially increased congestion of West
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The following qualities will contribute to
the successful high quality development of
this area:

0 Good visual relationship to Route 50.

0 Ownership pattern - minimum number of
owners for impiementation control.

Mixed open and wooded vegetative conditions.
Sewer partially available.

Other utilities available.

Golf course is high image amenity for
surrounding development.

(o3} e e o]

Additional issues and areas of concern include:

0 The economic feasibility of retaining the
golf course as an area-wide and site
specific amenity.



INTERMEDIATE 'LEVEL: Possible Density/Intensity OVERLAY PLAN: Maximum Uensﬂy/lntensuly l'oLenLlal
Development Level Achievable Through "Minor Bonus” I\chievahle at "Major Bonus" Level
DEVELOPABLE PRO- | DENSITY/ . " PRO- | DENSITY/ . . )
‘I LAND UNITS POSED{ INTENSITY | PDC PRIMARY [RESID-| SUPPORT POSED| INTENSITY| PDC PRIMARY RESID-J SUPPORT
(MAP KEY) LAND RANGE | COMMERCIAL}ENTIAL JCOMMERCIAL LAND ) RANGE | COMMERCIAL | ENTIAL] COMMERETAL
USE_ | FAR|DU/AC A / B'| SQ. FT. DUS SQ. FT. USE | FAR|)DU/ACIA / B  SQ. FT. buUs 1 SQ. FT,
B1, B2, B3, HRES 1.4 535 RES 1, 4| 535
B4, Bh
1pDC RANGE:
A - Permitted principal commercial uses only,
no secondary uses
B - Maximization of housing as a secondary use
w1th1n PDC concept
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) BASELINE; Density/Intensity Development
C LAND USE SUMMARY CHART Potential Achievable at "No Bonus" Level
1 DEVELOPABLE : PRO- | DENSITY/ . 5
LAND UNITS || APPROXIMATE EXISTING CONDITIONS POSED| INTENSITY| poc [PRIMARY | RESID- | SUPPORT
(MAP KEY) ACREAGE LAND : RANGE LOMMERCIAL | ENTIAL |COMMERCIAL
. NET | GROSS | ZONING COMP. PLAN USE | FAR|DU/AC |A / B |SQ. FT. pus | SQ. FT.
1 13 17 R-1 R .6-1 RES 5 8
ch 23 31 R-1 R .1-.2 RES 1,.5 10
R ,5-1
c6 36 | 49 | Rl R .1-.2 RES 1,.5 1
v R ,5-1
c7 16 | 30 R-1 R 1-.2 RES 1 3
8 4 7 R-1 R ,1-.2 RES A 1




INTERMEDIATE LEVEL: Po§s{ble Density/lnfensity

OVERLAY PLAN: Maximum Density/Intensity Potentiatl

Developnent Level Achievable Through "Minor Bonus" Achievable at "Major Bonus" Level
DEVELOPABLE PRO- | DENSITY/ PRO- | DENSITY/ . :
LAND UNITS POSED} INTENSITY | PDC -PRIMARY FRESID-] SUPPORT POSED]. INTENSITY| PDC PRIMARY 1 RESID-] SUPPORY
(MAP KEY) LAND ANGE | COMMERCIAL]ENTIAL JCOMMERCIAL LAND RANGE | COMMERCIAL §| ENTIAL|COMMERCIAL
USE FARvDU/AC [/ B'l sq. FT. DUS SQ. FT. USE | FARJDU/ACIA / B SQ. FT. DUS ] -SQ. FT.
4] RES .75 i2 RES 1. 17 '
c4 . RES a5l 15 RES 2,1 .20
i : 75 ’
c6 RES .15 16 RES .2,1 .22
‘ ) .75
c7 RES 51 5 RES .2 6
c8 RES .15 1 RES .2 2
1pDC RANGE:
A - Permitted principal commercial uses only,
no secondary uses
B - Maximization of housing as a secondary use
within PDC concept
-2, C-3, €5

No Tand use assignment change from the
adopted Comprehensive Plan is recommended.
These land units are a portion of the

Fairfax Farms subdivision and should be
buffered and preserved. Access problems to .
Fairfax Farms at Route 50 should be mitigated -
through intersection treatment, potential new
outlets to Waples Mill Road (to north, west
or east), or access through the golf course
to West Ox Road (potentially at Avery Road).
A detailed analysis of access problems to
Fairfax Farms and the golf course should be
undertaken in the near future.

c-1, c-4, c-6, C-7, C-8

These areas are part of, or adjacent to, the -
Fairfax Farms community and should reflect
that land use, density and character.
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[D  LAND USE SUMMARY GHART

BASELINE: Density/Intepsity Development

Potential Achievable at "No Boaus" Level

DEVELOPABLE PRO- | DENSLTY/ ‘
LAND UNITS || APPROXIMATE EXISTING CONDETIONS POSED| INTENSITY| ppc [ PRIMARY | RESID- | SUPPORT
(MAP KEY) ACREAGE . A LAND RANGE [OMMERCIAL | ENTIAL |COMMERCIAL
NET T GROSS | ZONING l COMP, PLAN USE_ | FAR|DU/AC |A 7/ B |SQ. FT. ous -] 5Q. FT.
D1, D2, D3, || 39 78 R-1 R 2-3 RES 2 156
- D5, D6
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INTERMEDIATE LEVEL: Possible Density/Intensily

OVERLAY PLAN: Maximum Density/Intensity Potential

V Development Level Achievable Through "Minor Bonus" Achievable at "Major Bonus" Level
DEVELOPABLE PRO- JDENSITY/ ) ] PRO~ {DENSITY/
LAND UNITS POSED] INTENSITY | PDC PRIMARY [RESID-] SUPPORT POSED} INTENSITY| pDC | PRIFARY RESTD-] SUPPORT
(MAP KEY) LAND ANGE | COMMERCIAL| ENTIAL JCOMMERCIAL LAND RANGE | COMMERCIAL | ENTIAL] COMMERCIAL
USE | FAR|DU/AC R / B'l SQ. FT. Dus SQ. FT. USE ] FARJDU/ACJA / B SQ. FT. DUs SQ. FT.
Di, D2, D3, || PDH 2.5 195 -+ 123,400 PDH ' 3 ' . 234 28',080
05, D6
1pDC RANGE:

p-1, b-2, b-3, D-5, D-6

The final configuration of these units will
depend upon the actual built alignment of
the North/South Connector Road. Regardless
of exact configuration, parcels west of the
North/South Connector and east of the Green- -
briar -community shall be a PDH-3 on the
Overlay Land Use Plan. A substantial land
use and noise buffer should be retained
between the North/South Connector Road and
the eastern boundaries of Greenbriar, Oak-
wood Estates and other residential units in
the D-1 through D-7 areas ( if any). Access
to units D-1 and D-2 should be accessed via
Milan Lane, and units D-5 and D-6 from the
North/South Connector Road. Roadway noise
mitigation techniques (e.g. berms and de-
pressed roadways) should be employed along
the North/South Connector edge of units

D-3, D-5, D-6, and D-7.

D-4, D-7

No Tand use assignment change from the adopted
Comprehensive Land Use Plan is recommended.
Qakwood Estates is an existing residential
neighborhood. . Noise mitigation and buffering

“measures should be employed to protect this:
area from negative impacts.

A - Permitted principal commercial uses only,
no secondary uses

B - Maximization of housing as a secondary use
within PDC concept
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v ' BASELINE; Density/Intensity Development
E  LAND USE SUMMARY CHART Potentin] Achlovaie. ot Ho Bomer Lovel
DEVELOPABLE PRO- | DENSITY/
| LAND UNITS | APPROXIMATE EXISTING CONDITIONS POSED| INTENSITY | poc [ PRIWARY [ RESID- | SUPPORT
(MAP KEY) ACREAGE ‘ LAND RANGE [OMMERCIAL | ENFIAL |COMMERCIAL
NET | GROSS | ZONING COMP. PLAN USE_ | FARjou/Ac |A 7 B | Sq. FT. DUS 5Q. FT.
31 6 34 R-1. R 2-3 RES 2 68 '
£2, B4, 5, f 75 | 110 R-1 R 2-3 RES 2 220
£6 :
E7 24 39 R-1 R 2-3 RES 2 78
£8 5 8 R-1 R 2-3 RES 2 14
c-8 Retail COMM o 30,504




INTERMEDIATE LEVEL: Possible Density/Intensity

: OVERLAY PLAN: Maximum Uensity/lnténsity‘Potential .
Development Level Achievable Through "Minor Bonus" Achievable at "Major Bonus" Level
DEVELOPABLE _ || PRO- | DENSITY/ i PRO- | DENSITY/
LAND UNITS POSED| INTENSITY | PDC PRIMARY |[RESID-| SUPPORT POSED| INTENSITY| PDC PRIMARY RESTD-] SUPPORT
(MAP KEY) LAND ANGE | COMMERCIAL]ENTIAL |COMMERCIAL LAND |- RANGE | COMMERCIAL | ENTIAL] COMMERCIAL
USE |FAR|DU/AC A / B'] SQ. FT. Dus SqQ. FT. USE | FAR|DU/ACIA / B] SQ. FT. DUS SQ. FT.
El ‘PDH | 3 102 12,240 PDH 4 136 16,320
E2, E4, E5, || PDH 4 440 52,800 PDH 6 660 59,400
£6 ‘
E7 PDH 5 195 17,550 PDH 8 312 28,080
E8 PDH 5 35 PDH 8 56 5,040
poc | .7 30,504 poc | .7 30,504
1PDC RANGE:

E-1, E-2, E-4, E-5, E-6

Land unit E-1 is proposed to be developed at
PDH-4, while E-2, E-4, E-5, and E-6 are
proposed to be developed at PDH-6 in the .
Overlay Plan. Units E-1, and E-2 should be

- reached via Route 50, but the number of such
access points must be minimized. E-4 and E-6
should be treated as a single development
unit, with E-4 and the EQC area paralleling
Route 50 maintained in open space. Entry
may occur from Route 50, if well controlled,
but preferably should occur from the proposed
East/West Sub-Connector. The building
orientations should present a quality image
to the North/South and East/West Connector
roadways bounding the Tand unit and take
advantage of the open space amenity for
buffering and views. The Big Rocky Run EQC
headwaters penetrate the center of this

- cluster of land units and should be preserved.
A major amenity of the Overlay Land Use Plan
is the east-west Tinear park connecting this
portion of the Big Rocky Run EQC and neighbor-
hoods to the west to the proposed Fair Oaks
Mixed Use Village Core, Fair Oaks Mall and
the proposed County Government Center. Since
this Tinear park is essential to the area's
primary pedestrian open space system, its

A - Permitted principal commercial uses only,
no secondary uses .

B - Maximization of housing as a secondary use
within PDC concept

dedication to the County is necessary in
any related site plan submission. Physical
Tinkage and design continuity of this open
space system is critical to the success of
the area's planning objectives.

E-3
No Tand use assignment change from the adapted

Comprehensive Plan is recommended, This land
unit consists of an existing small cluster of

low density residential lots along Dorforth

Drive.
E-7, E-8

These units are proposed for PDH-8 usage and
their future development should have access
from, and orient positively to, the proposed
East/West Sub-Connector Road and linear park.
The provision of this road and park is essential
to the achievement of the objectives of the
area's land use plan. Unit E-8 should be
considered as an integral open space portion
of the development for unit E-7 north of the
Connector Road. Of major importance is the
provision of a portion of the proposed historic
site along the eastern boundary of Unit E-7.
and site plan sensitivity to the proposed

use.
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LAND USE SUMMARY CHART

BASELINE : Density/lntensfty Development
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Potential Achievable at "No Bonus" Level
DEVELOPABLE PENSITY/ .
LAND UNITS EXISTING CONDITIONS INTENSITY | POC PRIMARY RESID- | SUPPORT
(MAP KEY) RANGE LOMMERCIAL | ENTIAL |COMMERCIAL
ZONING | COMP. PLAN FARIDU/AC |A / B ] S5Q. FT. pus SQ. FT.
Ft, F2, F3, R-1 R 1-2 1 137
F4, F5 PDH 2 i
F6 - R-1 R 1-2 1 24




INTERMEDIATE LEVEL: Possible Density/Intensity OVERLAY PLAN: Maximum Density/intensity Potential
Development Level Achievable Through "Minor Bonus" ‘Achievable at "Major Bonus" Level
DEVELOPABLE || PRO- | DENSITY/ . PRO- | DENSITY/ |
LAND UNITS POSED| INTENSITY | PDC PRIMARY | RESID-| SUPPORT POSED| INTENSITY| PDC PRIMARY RESID-] SUPPORT
(MAP KEY) LAND MANGE | COMMERCIAL| ENTIAL JCOMMERCIAL LAND RANGE | COMMERCIAL | ENTIAL] COMMERCIAL
: USE | FAR|DU/AC ﬂ /[ Bl SqQ. FT. DUS | SQ. FT. USE JFARIDU/ACJA / B] SQ, FT. pUs SQ. FT.
Fi, F2, F3,|i PDH 2 . 274 { 32,880 PDH 3 411 49,320
F4, F5 .
F6 poc | .14 A 148,680 0 poc |.25| A | 261,360 0
B 99,786 | 33 B 174,240 - 58
1pDc RANGE:

F-1, F-2, F-3, F-4, F-5, F-6

These land units represent a transition in
Tand use and intensity between the proposed
employment center to the east and residential
neighborhoods to the west. As such, units

F-1 through F-5 are proposed as PDH-3 develop~
ment. The proposed employment center East/
West Sub-Connector Road intersects String-
fellow Road through unit F-6; therefore, this
unit is proposed for low-intensity mixed use
development (PDC at .25 FAR).

A - Permitted principal commercial uses only,
no secondary uses ’

B - Maximization of housing as a secondary use
within PDC concept -
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Density/Intensity Development

_ BASELINE:
’ G, H LAND USE SUMMARY CHART Potential Achievable at "No Bonus" Level -
DEVELOPABLE PRO- | DENSLTY/ :
LAND UNITS "~ || APPROXIMATE EXISTING CONDITIONS POSED| INTENSITY | PDC [ PRIMARY ] RESID- | SUPPORT
" (MAP KEY) ACREAGE : ' LAND RANGE [OMMERCIAL | ENTIAL |COMMERCIAL
‘ NET | GROSS | ZONING | COMP-. PLAN USE | FARIDU/AC A /7 B |SQ. FT. - | DUS 5Q. FT.
61, G2, 63, 221 | 309 R-1* R 1-2 RES 1 309
64, 65
H1, H2 120 | 158 R-1 R 1-2, PARK RES 1 98
: : PARK
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excellence, preservation and enhancement of
natural features, uniform signing, lighting
and landscaping systems, and quality roadway
entry treatments are expected. The proposed
East/West Sub-Connector provides major internal
circulation for these units and should be the
only access from this area to the North/South
Connector Road and to Stringfellow Road. Close
Middle Ridge Drive, Marshall Hall Lane, and
Acorn Street (where they now currently end)

to all future commercial development south of
Greenbriar.

INTERMEDIATE LEVEL: Possible Density/Intensity OVERLAY PLAN: Maximum Density/Intensity Potential
Development Level Achievable Through "Minor Bonus" Achievable at "Major Bonus" Level
DEVELOPABLE PRO- JDENSITY/ " PRO- DENSITY/
LAND UNITS POSED| INTENSITY | PDC PRIMARY JRESID-| SUPPORT POSED] INTENSITY| PDC | PRIMARY RESTD-] SUPPORY
(MAP KEY) LAND RANGE | COMMERCIAL|ENTIAL |COMMERCIAL LAND IRANGE | COMMERCIAL | ENTIALJ] COMMERCIAL
USE FARIDU/AC A / B'l SQ. FT. DUS 5q. FT. USE JFAR|DU/ACIA / B} SQ. FT. Dus 5Q. FT.
Gl, G2, G3, PDC .14 A 1,914,255 0 POC .25 A 3,365,010 0
G4, G5 B 1,276,170 |- 425 B 2,243,340 747
HI, H2 PDC .14 A 963,547 0 PDC. {.25 A 1,720,620 0
: B 642,348 214 B 1,147,080 382
LPDC RANGE:
A - Permitted principal commercial uses only,
no secondary uses .
B - Maximization of housing as a secondary use
within POC concept
G-1, G-2, G-3, G-4, G-5 H-1
Key Area/"Employment Center West" Key Area/"Employment Center West"
This area is proposed to be developed under a As in the preceding di§cussi0n_("G" units),
PDC concept, with housing as a major secondary high quality "campus-like" office park. and
Tand use to the office/commercial development. residential development is anticipated. The
High quality “campus-1ike" office park develop- East/West Sub-Connector through these units
ment, for example, Perimeter Center in Atlanta, will provide major internal circulation and
Georgia, is expected in this area. Architectural access to the North/South Connector and West

Ox Road. The two alternative road linkages
shown to West Ox Road should be analyzed
during development plan submission stages,
and a preferred alignment selected.
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H-2 .
Key Area/"Employment Center West"

This land unit is currently owned by Fairfax
County and is used as a Park Authority main-
tenance yard. The unit has been excavated to
obtain earth fill material for use in the
nearby County Tandfill operation. It is
planned that this land unit will be developed
as part of the Employment Center West under
the same criteria as the "G" and "H-1" land
units. The County has the option of selling
" or leasing this land to private developers or
possibly acting as the developer itself.

The "Employment Center West" area has the
potential to explore a number of unique
opportunities that can assure successful
flevelopment of this key area. It is Tocated
adjacent to, or near the following:

North/South Connector Road.

1-66 Corridor.

North/South Connector/I-66 Interchange,
Greenbriar residential neighborhoods,
Environmental Quality Corridors (EQC).

OO0 Oo0OO0C

The land has the following qualities that can
aid in the realization of its development
potential:

o High quality highway frontage and internal
orientation potential.
o Gently rolling slopes.
o Utility service availability.
Sewer (partial now available).
Water/gas/electric available.

80

0 Ownership pattern - minimum number of
owners for jmplementation ease.

0 Excellent vegetative cover (west of
connector). ‘ »
- High quality image.
- Buffer potential enhanced.

0 Major County-owned parcel

Issues and concerns pertaining to the successful

development of this area include:

0 Role of County owned Tands (options).
- County as developer.
- long term lease to private sector.
- Sale to private sector.
- QOther.

- 0 Impacts on existing residential neigh-

borhood (particularly Greenbriar, Oakwood
Estates) - mitigate impact through buffering
and Tand uses.

0 Noise impact mitigation from I-66 and
North/South Connector.

o Water quality impacts on Occoquan
Reservoir and EQCs.

b Potential for high quality architectural

and site design with area-wide developer-
imposed design controls/amenities

0 Low to moderate density/intensity (approxi-
mate gross FAR ,25), :

o  Primary office building concentration should
orient toward I-66 and North/South
Connector Road.

o Vehicular access through Greenbriar
should be prevented.
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. BASELINE: Density/Intensity Development
_ I LAND USE SUMMARY CHART Potential Achievable at "No Bonus” Level
|DEVELOPABLE ' PRO- | DENSITY/ ot :
. LAND UNITS APPROXIMATE EXISTING CONDITIONS POSED| INTENSITY | ¥BC PRIMARY RESID- | SUPPORT
(MAP KEY) ACREAGE ’ LAND : RANGE | OMMERCIAL § ENTIAL |COMMERCIAL
NET GRQSS ZORING | COMP. PLAN USE FAR|OU/AC }A/ B |5Q. FT. DUS SQ. FT.
11 . 24 24 R-1 R 2-3 RES 2 48
13, 14 76 93 " | R-1 R 1-2 RES 1 93




INTERMEDIATE LEVEL: Possible Density/lntensity OVERLAY PLAN: Maximum Density/Intensity Potential
Development Level Achievable Through "Minor Bonus" " Achtevable at "Major Bonus" Level
DEVELOPABLE || PRO~ JDENSITY/ . PRO- | DENSITY/
LAND UNITS POSED| INTENSITY | PDC PRIMARY [RESID-| SUPPORT POSED| INTENSITY| PDC PRIAARY | RESID-] SUPPORT
(MAP KEY) LAND ANGE | COMMERCIAL] ENTIAL |COMMERCIAL LAND ~ |RANGE | COMMERCIAL | ENTIAL] COMMERCTIAL
) USE | FAR|DU/AC A / B'} SQ. FT. DUS SQ. FT. USE | FARJDU/ACIA / B SQ, FT. DuUs SqQ. FT.
11 PDH 5 120 10,800 PDH . 8 192 17,280
13, 14 PDH 2.5 232. 27,840 PDH 4 1372 44,640
lppc RANGE:
A - Permitted principal commercial uses on]y,
no secondary uses
B - Maximization of housing as a secondary use
within POC concept
I-1 1-3, 1-4

This Tand unit is proposed for PDH-8 development.

Access should be provided from the East-West
Sub-Connector Road. Development in this
parcel should orient positively to both the
East/West Sub-Connector and the linear park,
The provision of this roadway and park are
essential to the achievement of the objectives
of the Land Use Plan.

1-2
No land use assignment change from the
adopted Comprehensive Plan is recommended.
This land unit contains the existing.resi-
dential neighborhood of Cedar Lake Estates
(Hanger Road). Efforts should be made to
maintain this residential area in its current

- use through buffering and traffic controls.
The provision of a minor north/south pedestrian
Tinkage through this land unit to the historic
site, the Fair Oaks Core and Fair Oaks Mall
should be studied.

These land units are planned for PDH-4 as a
transitional use between the Employment

Center Area and the Cedar Lake Estates subd1v1s1on
(Hanger Road) Access to these parcels

could occur from West Ox Road, Hanger Road-
extended or through an extension of the

Employment Center West Sub-Connector.

I-5

No land use assignment change from the

adopted Comprehensive Plan is recommended.

The existing residential community of Pendercrest
Acres forms this land unit. This neighborhood
should be preserved and enhanced. Buffering

and compatible adjacent land uses should be
planned to and in transition from this area to the
more intense development of the Fair Oaks Core,

16

No Tand use assignment change from the

adopted Comprehensive Plan is recommended.

This land unit, formed by West Ox Road, I-66,

and the Pendercrest Acres neighborhood contains

the Moose Lodge. This is a private c]ub/1nst1tut1on
which is expected to rema1n
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LAND USE SUMMARY CHART

BASELINE;

Density/Intensity Development

__Potential Achievable at “No Bonus" Level

84

DEVELOPABLE PRO- 1 DENSITY/
LAND UNITS || APPROXIMATE EXISTING CONDITIONS POSED| INTENSITY| pnpc | PRIMARY | RESID- | SUPPORT
(MAP KEY) ACREAGE LAND , RANGE [OMMERCIAL | ENTIAL {COMMERCIAL
NET | GROSS | ZONING COMP, PLAN USE | FARJDU/AC |A / B |SQ. FT. DUs sQ. FT.
Ji 35| 41 [ R-1 R 2-3 RES 2 ‘ 82
J3, J4 42 42 {'R-1 R 4-5 OFF |.25 359,370
: R-8-12 RES 5 45
J6 33 33 R-1 R 1-2 RES 4 192
R 4-5 a
R 8-12




INTERMEDIATE LEVEL: Possible Density/Intensity

OVERLAY PLAN: Maximum Density/Intensity Potential
Achievable at "Major Bonus" Level

Development Level Achievable Through "Mingr Bonus"

DEVELOPABLE PRO- | DENSITY/ PRO- | DENSITY/ o .
LAND UNITS POSED]| INTENSITY | PDC PRIMARY [RESID-} SUPPORT POSED} INTENSITY{ PDC PRIMARY RESID-] SUPPORT
(MAP KEY) LAND ANGE | COMMERCIALJENTIAL {COMMERCIAL LAND RANGE | COMMERCIAL | ENTIAL] COMMERCIAL
USE | FAR]DU/AC A / B'| SQ. FT. DUs §Q. fT. USE | FARJDU/ACIA / B] SQ. FT. DUS 5Q. FT.
J1 PDC .29 A 473,142 0 PDC | .45 A 823.284 0
B 315,428 105 B 548,856 83
33, 9 c |.57] | A |1,001,075 0 POC {1.0 A 1,655,280 0
B 6_94.050 o231 B 1,103,520 368
Hotel| 300 |Rooms ) '
J6 poc |.3s A 503,370 0 poc | .5 A 718,740 0
’ B 355,580 111 ’ 8 479,160 160
lppc RANGE:
A - Permitted principal commercial uses only,
no secondary uses
B - Maximization of housing as a secondary use
within PDC concept .
-1 J-3, J-4

This unit is proposed for mixed use develop-

ment under a PDC Concept.

Access should

occur in a controiled manner from West Ox
Road and/or the proposed East-West Sub-

Connector.

The proposed historic site park

area along the unit's western boundary and
the linear park on the southern edge are
major amenities for the Study Area and must
be reflected in future site development

plans.

This unit, with its moderate inten-

sity of development, plays a key transition

role between the major mixed use core to the

east and housing areas to the west and south.
Excellence in site planning and design is an’
expected quality of this development, particularly
since the unit occupies such a high visibility
Tocation near the village core and I-66.

J-2

No Tand use assignment change from the
adopted Comprehensive Plan is recommended.
The Pender Veterinary Clinic currently occupies

this land unit.

Its use and structural con-

ditions are consistent with Task Force goals.
Consequently, this existing use shou]d be
encouraged to remain.

Key Area/"Fair Oaks Mixed Use Core"

This area is likely to undergo the earliest
development of all the Key Areas. Because
of this probability, the need for quality in
the proposed development must be underscored.
As the primary mixed use development in the
Study Area, the Fair Oaks Village Core should
exemplify the overall planning philosophy of
the Route 50/I-66 Task Force. The proposed
11near park, East/West Sub-connector road and
"urban plaza" must be accommodated in site
deve]opment plans for the area. Although a
maximum FAR of 1.0 is allowed for future
commerical development, it is anticipated
that in the first 10 to 15 years an FAR of
over .625 will not be achieved as a result of
private development economic considerations
(such as structured-parking costs). Therefore,
development plans for this area should portray
any future building and parking structure
phasing which would result in the maximum
allowable FAR. The highest quality of site
and architectural design is expected for
proposed development in this area. In addition,
landscaping, Tighting and signing design
should be well integrated.
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Consideration should also be given to:

o Parking requirements/surface and/or
structure and possible parking reduction
measures (e.g. van-pooling, car-pooling,

compact car lots, shared parking between uses;.

[

Open space requirements. _
Historic site provision and enhancement,
0o Developer incentives to provide public

o

amenities, including pubiic indoor activity

spaces and major outdoor plaza development.
o Phase public -improvements to private
developments.

dJd-5

No land use assignment change from the
adopted Comprehensive Plan is recommended.
The church which currently occupies the Tand
unit is a viable Tand use within the context
of the proposed plan. The building is
attractive and in good repair.. It is located
on a high point topographcally and presents a
quality image for the area. Therefore, this
is a fixed land use whose continuation should
be assured. The major pedestrian system from
the west to Fair Oaks Mall is expected to
traverse this land unit. It is anticipated
that this open space linkage will enhance,
not detract from, the church site.

-6
This land unit is proposed for mixed use
development under a PDC concept. Access
should occur in a controlled manner from the
proposed East/West Sub-Connector. Provision
for the proposed linear park and East/West
Sub-Connector must be reflected in site
development pians. This unit, with its
relatively high intensity of development acts
as an integral portion of the Fair QOaks
Village Core and provides a transition zone
between the Core and the. residential neigh-
borhood to the southwest.

37
No land use assignment change from the
Comprehensive Plan is recommended. This land
unit, the Fair Oaks Mall, is a nucleus for
development within the Study Area. A pedes-
trian/open space linkage between the Mall

and Fair QOaks Village Core to the west is an
important element in the Study Area-wide open
space system - and should be reflected in
site development plan submissions.

86

The Fair Oaks core is strategically located

in proximity to the following major elements -

of the Study Area:

0 Major highways (I-66, Route 50)

0  Potential future Metro bus and rail
station

0 Fair Oaks Mall - regional retail center

0 Vacant Tand west of West Ox Road suitable
for planned density housing development.

0 West Ox Road and proposed E-W Sub-Connector.

o Battle of Ox Hill historic site.
o Proposed Fairfax County Government Center.

The Fair Oaks Core area is considered pfime
developable Tand as a result of the following
qualities:

0 High point topographically - quality
visibility.
0 Gently rolling sTopes.
o Mixed wooded/open land.
o Utility service availability.
- Sewer service partially available in
short term.
Water/gas/electric services available.
0 Nearly-single ownership pattern for
development quality and phasing control.

There are a number of issues and concerns
which must be addressed to assure that the
Fair Oaks Core becomes a High Quality Image/

Focal Point for Fairfax County.

These include:

o Impact on existing Hanger Road residential
area (mitigation measures).

o . Improvements of West Ox Road from East/
West Sub-Connector to Route 50.

o Stormwater run-off impact (mitigation).

0 Quality linKages to residential areas, '
Penderbrook Gol1f Course, proposed govern-
ment Center and Fair Oaks Mall (critical
linkage).

o Quality landscape architectural treatment.

0 Access to Fair Oaks Mall directly from
Sub-Connector Road through core area

0 24-hour activity cycle through use mix
(e.g. office, retail, hotel entertainment
and housing mix).

o Pedestrian access to Metro bus/rail
facilities, as needed.

o Shared parking potential between uses.

o Mixture of commercial, residential, rec-
reation, etc. uses.

o Highest intensity/density in Study Area

* allowed here (approximate gross FAR =1.0).
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K LAND USE SUMMARY CHART BASELINE; Density/Intensity Development
‘ Potential Achievable at "No Bonus" Level
 DEVELOPABLE PRO- | DENSITY/
| LAND UNITS || APPROXIMATE EXISTING CONDITIONS POSED| INTENSITY | PDC | PRIMARY | RESID- | SUPPORT
‘ (MAP KEY) ACREAGE LAND RANGE [OMMERCIAL | ENTIAL |COMMERCIAL
NET ] GROSS | ZONING COMP. PLAN USE | FARJDU/AC |A / B |SQ. FT. pus 5Q. FT.
KL, K3, K4 27 38 I-5, C-8 IND, poc  |1.0, 1,489,752
R-1 7, _
.5
K2 12 12 I-5, R-1 IND. poc  |1.0, 348,480
.5
K5, K6 60 63 1-5, 1-4, | o, PDC .6 1,646,568
C-6, R-1 :




INTERMEDIATE LEVEL: Possible Density/Intensity
Development Level Achievable Through "Minor Bonus"

OVERLAY PLAN: Maximum Density/Intensity Potential
Achievable at "Major Bonus" Level

DEVELOPABLE PRO- | DENSITY/ PRO- { DENSITY/
LAND UNITS POSED] INTENSITY | PDC PRIMARY [|RESID-] SUPPORT POSED] INTENSITY| PDC PRIFARY RESTD-] SUPPORT
(MAP KEY) LAND RANGE | COMMERCIAL|ENTIAL |JCOMMERCIAL LAND . |RANGE | COMMERCIAL | ENTIAL| COMMERCIAL
USE_TFAR|DU/AC ]A / B'] SQ. FT. bus SQ. FT. USE ] FARJDU/ACIA / B| SqQ. FT. DUS 1-SQ. FT.
K1, K3, K4 POC [1.0] 1,489,752 ‘ PDC '11.0 A 1,489,752
.7, g
.5 .5
K2 PDC l.g, 348,480 PDC 1.0 348,480
.5
K5, K6 PDC .6 1,646,568 PDC .6 1,646,568
1poc RANGE:

K-1, K-2, K-3, K-4, K-5, K-6

The development process for these Tand units
has already begun, particularly the High

Ridge and Pender Business Parks.

The Task

Force has recommended that the land use
assignment for this area be changed from the
currently planned industrial and commercial

to office use in a PDC concept.

Within the

overall context of site development for this
area, land units K-1, K-3, and K-4 should be
developed in coordination with one another

with K-3 and K-4 preserved in open space. K-
5 and K-6 should be developed as a unit with

K-6 preserved in open space.

Access to, and

internal circulation within, the sites should
be from collector roads which intersect with

Waples Mi11 Road.

Particular attention

should be given to the presentation of a
high quality image from I-66 and Route 50.

A - Permitted principal commercial -uses only,
no secondary uses

B - Maximization of housing as a secondary use
within PDC concept
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] LAND USE SUMMARY CHART BASELINE: Density/Intensity Development
L Potential Achlevable at "No Bonus" Level
DEVELOPABLE PRO- { DENSITY/ . ‘
LAND UNITS APPROXIMATE EXISTING CONDITIONS POSED| INTENSITY| PDC PRIMARY RESID- | SUPPORT
(MAP KEY) ACREAGE LAND RANGE [OMMERCIAL | ENTIAL COMMERCIAL
: NET | GROSS | ZONING | COMP. PLAN USE FARIDU/AC A / B |5Q. FT. DUS SQ. FT.
i1, L3, L4,|| 160 241 R-1 ~R1-2 RES 1 241
L5, L6, L7,
L8, L10,
t11, L12,
L13, L14




INTERMEDIATE LEVEL: Possible Density/Intensity OVERLAY PLAN: Maximum Density/Intensity Potential

Development Level Achfevable Through "Minor Bonus" A Achievable at "Major Bonus" Level
DEVELOPABLE PRO- | DENSITY/ . PRO- | DENSITY/ '
LAND UNITS POSED| INTENSITY | PDC PRIMARY |RESID-| SUPPORT POSED] INTENSITY] PoC | PRIFARY RESID-] SUPPORT
(MAP KEY) LAND ANGE | COMMERCIAL|ENTIAL |COMMERCIAL LAND RANGE | COMMERCIAL | ENTIAL) COMMERCIAL
USE | FARJDU/AC A / B'l SQ. FT. bus 5Q. FT. -USE__ { FAR|DU/ACJA / BA 5Q. FT. Dus SQ. FT.
L1, L3, L4,}j RES 1.5 361 RES 2 482
L5, L6, L7, )
L8, L10,
L11, Li2,
113, L14
1pDC RANGE:
A - Permitted principal commercial uses only,
no secondary uses
B - Maximization of housing as a secondary use
within POC concept
L-1, L-3, L-4, L-5, L-6, L.-7, L-8, L-10,
L-T1, L-12, L-13, L-14

Low intensity residential use, with access gen-
erally from Stringfellow Road, is planned for
this area. Land units L-13 and L-14 should

be left undeveloped.- as part of the open space
system. Sensitivity in site planning is
required in areas affected by utility ease-
ments and rights-of-way which traverse these
land units. Noise and visual mitigation
methods should be employed in portion

adjacent to I-66. :

L-2
No land use assignment change from the
adopted Comprehensive Plan is recommended.
This land unit consists of a small existing
residential neighborhood. New residential
development should be compatible with this
existing development. '

L-9
No Tand use assignment change from the
adopted Comprehensive Plan is recommended.
Arrowhead (Stringfellow) Park forms this Tand
unit.
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: BASELINE; Density/Intensity Development
M LAND USE SUMMARY CHART Potential Achievable at "No Bonus" Level
DEVELOPABLE PRO- | DENSITY/
LAND UNITS APPROXIMATE EXISTING CONDITIONS POSED| INTENSITY ] PDC PRIMARY RESID- | SUPPORT
(MAP KEY) ACREAGE LAND RANGE TOMMERCIAL | ENTIAL |COMMERCIAL
NET | GROSS | ZOMING | COMP. PLAN USE FARJDU/AC |A / B {5Q. FT. (1IN SQ. FT.
M1, M2, M3 71 102 R-1 R 1-2 RES 1 102
M4, M5, Mﬁ', 137 193 R-1 R 1-2 RES 1 193
M7, M8, M1Q
M12, M13 44 69 R-1 R 1-2 RES 1 69




lNTERMEDIATE LEVEL: Possible Density/Intensity OVERLAY PLAN: = Maximum Density/Intensity Potential
Development Level Achievable Through "Minor Bonus" Achievable at "Major Bonus" Level
DEVELOPABLE PRO- |DENSITY/ PRO- | DENSITY/ | .
LAND UNITS POSED] INTENSITY | PDC PRIMARY [RESID-| SUPPORT POSED| INTENSITY| PDC |~ PRIMARY RESTD-] SUPPORT
{MAP KEY) . LAND ANGE | COMMERCIAL|ENTIAL |COMMERCIAL LAND RANGE | COMMERCIAL | ENTIAL] COMMERCIAL
USE | FAR|DU/AC B/ B'| SQ. FT. DUs 5Q. FT, USE JFARIDU/ACIA / B| SQ. FT. pus 5Q. FT.
M1, M2, M3 fPDH 1.75 178 21,360 PDH 2.5 : 255 30,600
M4, M5, M6, :,PDH 1.5 289 - 34,680 PDH 2 386 46,320
M7, M8, M10O
M12, M13° PDH 2.5 172 20.,700 POH 4 276 33,120
1pDC RANGE:
A - Permitted principal commercial uses only,
no secondary usaes
8 - Maximization of housing as a secondary. use
within PDC concept
M-1, M-2, M-3, M-4, M~5, M-6, M-7
These Tand units are located within the
residential development of Anna Mohr Estates
and Marshall Farms. They are planned for low
density (PDH) residential use. The entrance
and internal circulation should be from a
collector road from Stringfellow Road. M-9

Noise mitigation methods must be employed
to buffer impacts from I-66. Visual
buffering should also be incorporated into
the site planning for this area.

M-8, M-10, M-T1

Land units M-8, M-10, and M-11 are planned

for Tow density residential use. Access and
internal circulation should be through collector
roads with Timited entrances from Route

29, Visual buffering between the residen-

tial development and Route 29 should be
incorporated into site planning for these

Tand units.

No Tand use assignment change from the existing
adopted Comprehensive Plan is recommended.

Land unit M-9 consists of the Willowmeade
subdivision. It is anticipated that this

will remain a viable land use.

M-12, M-13

Land units M-12 and M-13 are planned for
residential use of four dwelling units

per acre within a PDH concept. Access should
be from Route 29 through limited entrances

via collector roads. These collector roads will
also provide internal circulation.
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LAND USE SUMMARY CHART

BASELINE: - Densitj/lntensity Development

94

Potential Achievable at "No Bonus" Level
DEVELOPABLE PRO- | DENSLITY/ |
LAND UNITS APPROXTIMATE EXISTING CONDITIONS POSED] INTENSITY | POC PRIMARY RESID- | SUPPORT
(MAP KEY) ACREAGE LAND RANGE [OMMERCIAL | ENTIAL JCOMMERCIAL
" : NET | GROSS | ZONING | COMP. PLAN USE | FARIDU/AC |A / B ]5Q. FT. Dus SQ. FT.
N1 11 11 R-1 R 1-2 OPEN
. SPACE
N4 11 20 R-1 R 1-2 RES 1 20




INTERMEDIATE LEVEL: Possible Density/Intensity OVERLAY PLAN: Maximum Density/Intensity Potential
Development Level Achlevable Through "Mingr Bonus" Achievable at "Major Bonus" Level
DEVELOPABLE PRO-- | DENSITY/ PRO- | DENSITY/
LAND UNITS POSED{ INTENSITY | PDC PRIMARY |RESID- POSED| INTENSITY! PDC PRIFARY RESTD-] SUPPORT
(MAP KEY) LAND ANGE | COMMERCIAL]ENTIAL JCOMMERCIAL LAND RANGE | COMMERCIAL | ENTIAL] COMMERETAL
USE |FAR|DU/AC A / B'| SQ. FT. DUS USE | FAR|DU/AC|A / B| SqQ. FT. DUs SqQ. FT.
N1 OPEN ' . OPEN
SPACH SPACE
N4 PDC .07 A 59,894 0 PDC .14 A 119,733 0
B 39,929 13 B 79,822 26
1ppC RANGE:
A - Permitted principal commercial uses only,
no secondary uses
B - Maximization of housing as a secondary use
within POC concept
N-1 undertaken prior to any final determination.

This Tand unit is Tocated between the Tandfill
and the proposed I-66/North/South Connector
interchange. - Due to this Tocation and the
land demand for the I-66 interchange, develop-
- ment would be undesirable on this site.
Therefore, it is recommended that this land
" unit be retained in open space.

N-2
Land unit N-2 comprises the Tandfill site.

It is anticipated that operations of the
landfill will cease within the next two
years. In 1979 Fairfax County commissioned a
Solid Waste: Energy Resource Recovery Study
to evaluate options for waste disposal. This
study proposed using a portion of this site
as a solid waste truck transfer station after
the landfill is no longer in operation. It
was determined that this type of transfer
system was more cost efficient than a direct
haul (house to new Tandfill site) option.
Establishment of this truck transfer station
is controversial both in terms of the traffic
it generates and the image it presents

within the Study Area. The Route 50/1-66
Task Force opposes establishment of the truck
transfer station within the Study Area.
Additional study of this issue should be

If the transfer station is located on this
site, access should be from the North/South
Connector and not from West Ox Road, in order
to reduce traffic congestion.

Landfill operations and transfer station are

~incompatible with the quality of development

in the study area. The primary use should be
for mass transportation and associated parking
in the area with an access drive from the North/
South Connector Road. The proposed commuter

bus system will serve this parking Jot.

N-3
No land use assignment change from the
adopted Comprehensive Plan is recommended.
This land unit consists of a variety of
public/institutional uses, incTuding West Ox
Road Park, the Fairfax County Animal Shelter,
the County Fire Training Center and the State
Convict Camp (#30). It is anticipated that
these land uses will remain.

N4

This Tand unit is located between the exit/
entrance to the North-South Connector and
West Ox Road. Due to its Tocation, this site
has been planned as PDC use for possible
community center service/support facilities.
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LAND USE SUMMARY CHART -

BASELINE: Density/Intensity Development

Potential Achievahle at "No Bonus" Level

DEVELOPABLE PRO- | DENSITY/ : ‘
"LAND UNITS . || APPROXIMATE EXISTING CONDITIONS POSED| INTENSITY | poc  [PRIMARY | RESID- | SUPPORT
(AP KEY) ACREAGE LAND RANGE FOMMERCIAL | ENTIAL |COMMERCIAL
NET | GROSS | ZONING COMP. PLAN use | FAR|DuU/AC [A /B ‘}sq. FT. | ous | sq. FT.
02 26| 28 | R R 8-12 RES 8 224
04 8| 12 | Rl R'3-4 RES 3 36
06 64| 66 | R-1, C-5, | IND, R 1-2 poc | .7 A 731,808 0
c-8 B 487,872 | 162
RES 1 44
07 6 7| R, R 1-2 PDH 1 5
c-5, RETAIL coMM | .5 43,560
08 19 19 | R R 1-2 RES 1 19
09 24| 29 | R R 1-2 RES 1 29
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INTERMEDIATE LEVEL: Possible Density/Intensity OVERLAY PLAN: Maximum Density/Intensity Potential
Development Level Achievable Through "Minor Bonus" Achievable at "Major Bonus" Level
DEVELOPABLE PRO- | DENSITY/ PRO- | DENSITY/ | o E
LAND UNITS POSED{ INTENSITY | PDC PRIMARY {RESID-] SUPPORT POSED] INTENSITY| PDC | PRIMARY [ RESID- SUPPORT
v (MAP KEY) LAND . RANGE | COMMERCIAL] ENTIAL JCOMMERCIAL LAND RANGE | COMMERCIAL | ENTIAL| COMMERCIAL
USE | FAR|DU/AC A / B'| SQ. FT. pus SQ. FT, USE |FARIDU/ACJA / B| SQ. FT. DUS SQ. FT,
02 PDH 14 392 23,520 PDH 20 - 560 33,600
04 PDH 3.5 42 5,040 PDH 4 48 5,760
06 PDC 7 A 731,808 0 PDC .7 A 731,808 0
B 487,872 162 B 487,872 162
PDH 2.5 : 105 12,600 PDH 4 176 21,120
07 PDH 2.5 12 43,560 PDH ] 20 | 43,560
08 RES 1.5 28 RES 2 38
09 PDH 3.5 101 12,120 PDH 6 174 15,660
1PpC RANGE:
A - Permitted principal commercial uses only,
no secondary uses
B - Maximization of housing as a secondary use
within PDC concept
0-1
No Tand use assignment change from the -
adopted Comprehensive Plan is recommended.
This land unit consists of the Bethlehem
Baptist Church and School, as well as the
residential neighborhoods of Centennial Hills
and Legato Acres. These uses should be
expanded and enhanced within the philosophy
and goals of the Route 50/I-66 Task Force. 0-3

0-2

This triangular parcel is bounded by I-66

Legato Road and West Ox Road. It is Tisted

as high residential density of twenty

dwelling units per acre in a PDH concept only

for the purpose of assuring its use in support

of the adjacent proposed Fairfax County Center,
and to assure the establishment of the proper
road system to the east through the Fairfax
County Center, west to West Ox Road, and north
across I-66, but not through the residential
developments on Legato Road to the south. This
latter must be assured by a cul-de-sac at the
south border of the property shown as 0-2, Random
Hills Road to the east should also be protected
with a cul-de-sac appropriately placed to protect
the residential developments on that road and

to prevent its use to the developments on 0-2.

No Tand use assignment change to the

adopted Comprehensive Plan is recommended.

The current land use, warehousing, is expected
to remain; however, buffering measures to
adjacent land uses must be incorporated.

0-4

Land unit 0-4 is planned for residential use
at a density of four (4) dwelling units per
acre in a PDH concept. This land unit is
adjacent to and must be buffered from the
commercial use in land unit 0-3. Development
in this Tand unit must also be compatible
with the adjacent residential communities of
Centennial Hills and Legato Acres. Access to
this parcel should be from Ruffin Drive
and/or Deljo Drive.
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0-5
No land use assignment change from the

adopted Comprehensive Plan is recommended.

The Dixie Hills neighborhood is contained in
this tand unit. Adjacent proposed development
should preserve, enhance, and protect this
existing neighborhood. Incompatible land
uses, particularly on the proposed Fairfax
County Center site, should be sited and/or
buffered to protect the residential character
of Dixie Hills.

0-6

This land unit is planned for a combination

of PDC and PDH use. The PDC district is
Tocated in the portion currently zoned commercial.
These commercial uses could be neighborhood
center service/support facilities. Buffering
and transitional uses should be encouraged
between this area and the adjacent residential
uses. The remainder of the site is planned
for residential use at four dwelling

units per acre in a PDH concept. Access to
the residential portion would be from Route 29
via a residential collector road. Visual
buffering to Route 29 is encouraged. Buffering
to the surrounding commercial/industrial

u?es should be incorporated in site development
plans.

98

0-7

Land unit 0-7, located at the intersection of

Legato Road and Route 29 is planned for residen-
tial use (PDH concept) at four dwelling units per

acre. Access to the site should be from Legato Road

at a distance far enough from the intersection

to allow for adequate automobile stacking. Buffering

measures from Route 29 should be incorporated into
the site plan.

0-8

Located at the intersection of Legato Road and
Route 29, this land unit is proposed for
residential development at a two dwelling unit
per acre density. Access to the site may be from
both Route 29 and Legato Road. Buffering

measures should be implemented in areas affected

by Route 29.
0-9

This land unit is planned for a PDH-type develop-
ment of six dwelling units per acre. As this
density is higher than that of the adjacent Dixie
Hi11s neighborhood, adequate transitional buffers
should be incorporated into the site plan. " Higher
density development should be oriented toward the
proposed Government Center. The substantial EQC
which runs through this parcel should be respected
by site development. Access should be via a res-
idential collector road from Route 29.
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- LAND USE SUMMARY CHART
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BASELINE; Density/Intensity Development
Potential Achievable at "No Bopus" Level
DEVELOPABLE : PRO~ | DENSITY/ ,
LAND UNITS || APPROXIMATE EXISTING CONDITIONS POSED| INTENSITY | Pbc | PRIMARY | RESID- | SUPPORT
(MAP KEY) ACREAGE LAND , RANGE [FOMMERCIAL | ENTIAL |COMMERCIAL
NET | GROSS | ZONING COMP. PLAN USE | FARJDU/AC |A / B | SQ. FT. DS SQ. FT.
P2 85 121 |R-1, R-5, | R 4-5 OFF | .25 392,040 '
R-12 R 8-12 RES 4,8 510
: R 12-16
P3 16 24 | PDH-5 ~ PUBLIC RES 5 105
P4 30 52 |POH 5 PUBLIC, R 1-2 OFF | .2 243,936
R-1 COMMERCIAL RES 5 . 240
c-8




INTERMEDIATE LEVEL: Pessible Density/Intensity ‘ OVERLAY PLAN: Maximum Density/Intensity Potential

Development Level Achievable Through "Minor Bonus" Achievable at "Major Bonus" Level
DEVELOPABLE ~ || PRO- |DENSITY/ - PRO- ] DENSITY/
LAND UNITS POSED] INTENSITY | PDC PRIMARY [RESID-] SUPPORT POSED[ INTENSITY} PDC | PRIMARY | RESTO=] SUPPORT
(MAP KEY) LAND RANGE | COMMERCIAL] ENTIAL JCOMMERCIAL LAND RANGE | COMMERCIAL | ENTIAL] COMMERECIAL
USE | FARJDU/AC A / B'| SQ. FT. bus SQ. FT. USE JFAR|DU/AEIA / B] sq. FT. | pus SqQ. FT.
bz POC |.28 A 1,455,165 | - poc | .35 A 1,753,290 0
' B 970,110}) 323 - B 1,168,860 389
Hotel 300 Rooms
P3 PDH 8 : 192 17,280 POH 10 ‘ 240 | 21,600
Pa PDC |.23 A 525,987 0 poc |.35/ A 808,038 0
B 350,658 ) 116 N B - 538,692 179
1ppC RANGE:

"A - Permitted principal commercial uses only,
no secondary uses

P-1 . :
. 8 - Maximization of housing as a secondary use
Proposed Fairfax County Center ) within POC concept

Primary access to the proposed Fairfax County
Center should be from Route 29, with a secondary
major access drive from the proposed East/West
Sub-Connector Road along the site's northern
boundary. Buffering measures must be incorpo-
rated to mitigate potential impacts on adjacent
residential communities. Pedestrian 1inkages
to the Proposed Fairfax County Center and Fair
Oaks Core must be assured in the site plan.
Information on this site can be obtained from
the Design Competition Guidelines.

p-2 '
Key Area/"Proposed Fairfax County Center Mixed
Use Core"
Development of this area should relate in ’
timing and orientation to the Proposed Fairfax The qualities that contribute to the develop-
County Center development. Techniques to mitigrate ment potential of this area include:
noise impacts from I-66 should be incor- ,
porated into site planning.. Primary access o I-66 Corridor orientation along northern
should be from the East/West Sub-Connector. ' boundary.
] 0 Quality open space orientation south and
The Proposed Fairfax County Center is centrally west.
located, in proximity to: , 0  Strong relationship to proposed Fairfax
o Major highways: I-66, Route 29. : C County Center. ' ‘
0 Potential future Metro bus and rail - 0 Gently rolling slopes (exciuding EQC).
station along I-66. 0 Good vegetative cover/mix.
0  Proposed East/West Sub-Connector road. o Utility service availability.
0 Proposed Fairfax County Center. - Sewer (available through Route 50/66
o  Proposed planned development office ' v Association). . .
employment and residential developments. , - MWater/gas/electric services avail-
0  Existing residential neighborhoods. able. )
0 Major open space amenity. ‘ 0 Ownership pattern - relative ease of

assembly over mid-term.
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Ihebareas and issues of particular concern
for the successful development of the Proposed
Fairfax County Center Core are:

0  Emphasis on assembly of parcels to facili-
tate cohesive quality development
o Timing of development must relate directly
i to proposed Fairfax County Center phasing
o Impacts on existing residential areas-
i (mitigation measures)
- Dixie Hills (1imit vehicular access;
buffer homes)
- Random Hills (access/traffic impact
: issues)
o Linkage to Fair Oaks Core via bridge
(East/West Sub-Connector) near Legato Road,
o Impact of storm water run-off into Diffi-
i cult Run o
o' Preservation/enhancement of EQC
o Mitigate potential negative traffic
i impacts on surrounding areas
o Mixture of Commercial, Residential, Rec-
reational, etc., uses
0o: Overall intensity Tower than Fair Oaks
Core (approximate gross FAR = .35)
Noise impact (I-66 related) mitigation.
East/West Sub-Connector sensitively aligned,
Office development orientation to I-66
Housing development orientation to EQC
Potential sharing of amenities with
proposed Fairfax County Center
Program: Some support services for
proposed Fairfax County Center included
0 Provide pedestrian access to future
potential Metro bus and rail
o Achieve a 24-hour activity cycle with
use mix (e.g., office, retail, hotel,
entertainment and housing mix)

oo oo0oo

(o]

P-3, P-4

These Tand units are proposed for a combination
of residential (PDH at ten units per

acre) and commercial (PDC at predominantiy

.35 FAR) use. Access should be from the
East/West Sub-Connector or from the proposed
connection between this connector and Waples
Mi11 Road. The strong relationship between this
site and the proposed Fairfax County Center would
indicate that development in this parcel

might include government-related service and
support uses. There is a substantial amount of
EQC land in this parcel, which must be recog-
nized and protected in site planning and
development.
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LAND USE SUMMARY CHART

BASELI“E: Density/Intensity Pevelopment
Potential Achfevable at "No Bonus" Level

104

DEVELOPABLE . PRO- | DENSITY/
LAND UNITS || APPROXIMATE EXISTING CONDITIONS posED| INTENSITY | poc | PRIWARY | RESID- | SUPPORT
(MAP KEY) ACREAGE : LAND RANGE [OMMERCIAL | ENTIAL |COMMERCIAL
NET | GROSS | ZONING COMP. PLAN USE | FARJDU/AC |A / B |5q. FT. pus sq. FT.
) 4 4 | R _PRIVATE REC RES 1 4
Q3 12 24 R-1 R 1-2, R 2-3 RES 1,2 36
o 20| a1 R-1 R 4-5 RES 4 .84
Qs 71 88 1-5, R-1 | IND poc 1.0 A 2,090,880 0
‘ PDH-5 RET 5 8 |1,393,920 | 464
OFFICE RES 1.5 124
PUBLIC
Q6 7 12 1-5 IND poc | 1.0 A 522,720 0
; B 348,480 | 116
Lar 3 4 c-8 OFFICE PDC Jg A 121,968 0
‘ B gia2 | 27
8 19| 19 |c-6 RETAIL - pOC 7 579,348 0
Q9 3 10 |1-5 IND poc | 1.0 A 435,600 0
B 290,400 | 99
Qi1 7 7 1-5, ¢-8, | poc | 1.0, A 278,784 0
C-6 ¥ B 185,856 | 62
Q12 20 20 |1-5, c-8, [IND poc |1.0, A 509,652 0
R-1 R1-2 7 B 339,768 | 113
5




INTERMEDIATE LEVEL:

Possible Density/Intensity
Development Level Achievable Through "Mindr Bopus"

OVERLAY PLAN:

Maximum Density/Intensity Potential

Achievable at "Major Bonus" Level

DEVELOPABLE PRO- JDENSITY/ - PRO- | DENSITY/ )
LAND UNITS . {| POSED| INTENSITY | PDC PRIMARY [RESID-| SUPPORT POSED| INTENSITY{ PDC |~ PRIMARY RESID-T SUPPORT
(MAP KEY) LAND RANGE | COMMERCIAL] ENTIAL JCOMMERCIAL LAND RANGE | COMMERCIAL | ENTIAL} COMMERCIAL
USE | FARJDU/ACRA / B'l SQ. FT. DUs SQ. FT. USE JFAR|DU/ACJA / B| SQ. FT. -| DUS SQ. FT.
@ RES 4 16 RES 8 32
0 RES 1.75 22 RES 2 8
04 ' RES . 6 126 RES 8 168
Q5 POC |1.0 A 2,619,480 0 PDC 1.0 A 2,962,080 0
' 3 B | 1,746,320 | 582 5 B |1,974,720 | 657
06 . PBC (1.0 A 522,720 0 PDC | 1.0 A 522,720 i]
B - 348,480 ] 116 B 348,480 116
Q7 pPDC g A 121,968 0 PDC g A 121,9:68 0
B 81,312 27 ‘B 81,312 27
] PDC T 579,348 0 PDC N 579,348 0
Q9 " pPOC 1.0 A 435,600 0 POC | 1.0 A 435,600 0
) : : B 290,400 99 B 290,400 99
Q11 PDC 1.0 A 278,784 0 PDC 11.04 A 278,784 0
.7 B 185,856 62 .7 B 185,856 62
Q12 poc 1.0 A 509,652 o Poc | 1.0 A 509,652 0
.7 B 339,768 1 113 g B 339,768 113
.5 .5
1ppe RANGE:

A - Permitted principal commercial uses only,

B - Maximization of housin

no secondary uses

within PDC concept

g as a secondary use
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Q-1

No land use assignment change from the
adopted Comprehensive Plan is recommended.
The Tand unit includes a developed portion of
the Random Hills neighborhood. .Preseryation
of the residential nature of this area should
be considered in the development of its adja-
cent parcels. Current access problems should
be eliminated by the extension of Random
Hills Road to the proposed Waples Mill Road
extension. The western end of Random Hills
Road should be cul-de-sacced in order to
prevent heavy traffic to the proposed Core
area from passing through this neighborhoad.

Q2

This land unit représents a developahle
portion of the Random Hills subdivision.
Access should be from Random Hills Road.

This land unit is proposed for residential
development at the rate of eight dwelling
units per acre. Noise and visual mitigation
techniques should be incorporated in develop-
ment of this site in order to reduce the
impacts from Route 50.

Q-3

tand unit Q-3 includes a predominately unde-

veloped portion of the Random Hills. subdivision.

This parcel has been planned for residential
use at two units per acre, approximately

bthe current planned density. A substantial

Environmental Quality Corridor surrounds this
land unit. Protection of this EQC must be
assured in any site plan for this area.

Q-4

Land unit Q-4 is planned for residential use,

as a transition between the PDC development

to the east and the Tower density residential
development of Random Hills to the west.

This land unit should be buffered from the
Random Hi1ls neighborhood. Access from Random -
Hi1lls Road is recommended.

Q-5, Q-6, Q-7, Q-8, Q-9, Q-11, 0-12

‘These Tand units, in the Kamp Washington

area, are currently planned and zoned for PDH 5,
industrial, retail and office use. In order
to reflect Task Force goals, this area is
planned for PDC development in the Overlay
Plan. Currently allowable intensities (.7

and 1.0.FAR) were retained. Q-8 is the
Montgomery Ward development site, and is
anticipated to be constructed under current
zoning. Lland unit Q-9 should be developed

in concert with unit Q-5 and should be

retained as open space within that development.

Q-10, 0-13

_No Tand use. assignment change from the

adopted Comprehensive Plan is recommended;
currently, mini-warehouses and a K-Mart discount
store occupy these land units. .
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LAND USE SUMMARY CHART BASELINE; Density/Intensity Development
. Potential Achievable at "No Bonus" Level
DEVELOPABLE PRO- | DENSiTY/
LAND UNITS APPROXIMATE EXISTING CONDITIONS POSED] INTENSITY | pQC PRIMARY RESID- | SUPPORT
(MAP KEY) ACREAGE LAND RANGE LOMMERCIAL | ENTIAL |COMMERCIAL
NET | GROSS | ZONING | COMP, PLAN USE FARJDU/AC 1A / B }5SQ. FT. us - 5q. FT.
R1 16 16 R-1 R 1-2 RES 1 18
. o Cc-8 COMM .7 30,492
R2, RS, R6,{ 101 134 R-1 R 1-2 ‘II RES 1 134
R7, R8, R9 ‘R-2
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INTERMEDIATE LEVEL: Possible Density/Intensity OVERLAY PLAN: Maxiwum Density/Intensity Potential
Development Level Achievable Through "Minor Bonus" Achievable at "Major Bonus" Level
DEVELOPABLE PRO- | DENSITY/ = PRO- | DENSITY/ | . .
LAND UNITS POSED] INTENSITY | PDC PRIMARY JRESID-| SUPPORT POSED] INTENSITY| PDC PRINARY RESID-] SUPPORT
(MAP KEY) LAND RANGE | COMMERCIAL] ENTIAL JCOMMERCIAL LAND RANGE | COMMERCIAL | ENTIAL] COMMERCIAL
USE" | FAR|DU/AC R / B'l Sq. FT. DUS -] SQ. FT. USE | FAR|DU/ACIA / B| SQ. FT. Dus | sqQ. FT.
R1 PDH 2.5 40 35,292 PDH .4 64 . 38,172
R2, R5, R6,|| RES 1.5 201 : RES 2 268
R7, R8, R9 .
1ppc RANGE:

A - Permitted principal commercial uses only,
no secondary uses

B - Maximization of housing as a secondary use
within PDC concept

R-1, R-2, R-b, R-6, R-7, R-8, R-9

These land units, located south of Route 29,
are planned for single family residential use.
Visual and noise buffering is recommended to
reduce the negative impacts of Route 29
Stringfellow Road on the residential develop-
ment. Access should be limited to major
entrances on Route 29 and Stringfellow Road,

R-3, R-4

No land use assignment change from the
adopted Comprehensive Plan is recommended.
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LAND USE SUMMARY CHART

BASELINE: Density/Intensity Development
Potential Achievable at "No Bonus” Level

DEVELOPABLE _ PRO- | DENSITY/
LAND UNITS || APPROXIMATE EXISTING CONDJTIONS POSED| INTENSITY| ppC [PRIMARY | RESID- | SUPPORT
{MAP KEY) ACREAGE LAND RANGE [OMMERCIAL { ENTIAL |COMMERCIAL
NET | GROSS { ZONING | CcoMP, PLAN USE FARJDU/AC |A / B |SQ. FT. DUS 5. FT1.
$1, s2, s3,{ 79 99 R-1 R 1-2 RES 1 ' 98
85, S6 R-2 COMM .7 30,492
C-8
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INTERMEDIATE LEVEL: Possible Density/Intensity OVERLAY PLAN: Maximum Density/Intensity Potential

Development Level Achievable Through "Minor Bonus" _Achlevable at "Major Bonus" Level
loeveLopsLe || PRO-- jDENSITY/ , , || ero- yoEnsITY/ ' -

LAND UNITS POSED| INTENSITY 1 PbC |- PRIMARY |JRESID-| SUPPORT POSED| INTENSITY] PDC | PRIMARY RESID-] SUPPORT
(MAP KEY) LAND ANGE | COMMERCIAL|ENTIAL |COMMERCIAL LAND . {RANGE | COMMERCIAL | ENTIAL] COMMERCIAL

USE |FAR|DU/AC A / B'} SQ. FT. Dus SQ. FT. USE | FAR|DU/ACIA / B SQ. FT. DUs SQ. FT.

s1, S2, S3, W RES 1.5 , 148 . RES 2 | o 198 '

S5, S6 COMM | .7 30,492 coMm | .7 C . 30,492

1PDC RANGE:

A - Permitted principal comnercm] uses anly,
no secondary uses

8 - Maximization of housing as a secondary use
w1th1n PDC concept .

s-1, §-2, S-3, S5, S-6

. These land units are planned for low density
residential use at a rate of two dwellings
per acre. Access should be through a Timited
number of major entrances along Route 29.
Buffering along Route 29 should be incor-
porated in the site planning process.

s-4

No T1and use,assignmént change from the
adopted Comprehensive Plan is recommended.
The parcel consists of a portion of the
Crystal Spr1ngs subdivision.
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LAND USE SUMMARY CHART

BASELINE: Density/Intensity Development

Potential Achievahle at "No Bonus" Level

DEVELOPABLE ' PRO- | DENSITY/
LAND UNITS APPROXIMATE EXISTING CONDITIONS " POSED| INTENSITY] PpC PRIMARY RESID- | SUPPORT
(MAP KEY) ACREAGE ' LAND RANGE [OMMERCIAL | ENTIAL JCOMMERCIAL
NET | GROSS | ZONING | COMP. PLAN - USE FAR|DU/AC A / B }SQ. FT. DUS SQ. FT.
71, T4 57 {- 66 Rel R ,5-1 RES 1 : : 66
R1-2
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‘ ‘ i : imum Density/Intensity Potential
INTERMEDIATE LEVEL: Possible Density/Intensity OVERLAY PLAN: Max m t v
Development Level Achievable Through "Minor Bonus" : Achievable at "Major Bonus" Level

PRO- | DENSITY/

DEVELOPABLE PRO- |DENSITY/

' ' : “PRIMARY [ RESID-] SUFPORT
ENSITY | ppc | "PRIMARY - JRESID-| SUPPORT POSED] INTENSITY| voC ;
L?ﬁﬁp"'ééﬁ EgrsuE)D HIEN ANGE | COMMERCIAL] ENTIAL JCOMMERCIAL LAND | RANGE | COMMERCIAL ENTéAL C(S)MMEI;I;IAL
' USE | FAR{DU/AC A / B'] sq. FT. | pus | sq. FT. USE_|FAR|DU/ACIA / B] SQ. FT. ]1] Q. FT.
71, T4 RES l l 1.5 99 : RES | | 2. 132
| 1ppC RANGE:

A - Permitted principal commercial uses only,
no secondary uses

B - Maximization of housing as a secondary use
within POC concept

-1, 1-4

Low density residential use is planned for
these parcels at a rate of two dwelling
units per acre. Access to parcel T-1 (a
portion of the Cannon Ridge subdivision)

_ should be from Gunpowder Road. Access to T-4
should be from Route 29 via a collector
road. Buffering to Route 29 should be
provided. '

1T-2, 1-3, T1-5

No land use assignment change from the
adopted Comprehensive Plan is recommended.
These Tand units are comprised of portions of
the Lee Pines, Piney Branch and Glen Alden
subdivisions.
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LAND USE SUMMARY CHART

BASELINE: Densjty/Intensity Development

114

Potential Achievable at “No Bonus" Level
DEVELOPABLE - S : “PRO- | DENSITY/ -
| LAND UNITS || APPROXIMATE EXISTING CONDITIONS POSED| INTENSITY | ppc [ PRIMARY | RESID- | SUPPORT
(MAP KEY) ACREAGE ‘ LAND | = | RANGE |OMMERCJAL | ENTIAL |COMMERCIAL
_ NET | GROSS | ZONING COMP. PLAN use | rarpouzac JA /B {sq. FT. | pus sq. FT.
vl 66 66 | R-1, C-8 |R .5-1 . RES 1,2 68 : ‘
_ R 1-2 0FF |7 137,214 :
R 2-3 .
02 7 7 | R1,¢c8 [Rr2-a oFF |7 213,444
u3 1 2 | R R 2-3 poc |.7 A 110,890 0
' 8 7,260 2
RES 2 ‘ 2
u4 7 10 | Rl R 1-2 RES 1 10




Maximum Density/Intensity Potential

INTERMEDIATE LEVEL: Possible Density/Intensity OVERLAY PLAN:
Developnent‘Level'Achievable Through "Minor Bonus" Achievable at "Major Bonus" Level
DEVELOPABLE || PRO- |DENSITY/ "PRO- | DENSITY/ . :
LAND UNITS POSED] INTENSITY | PDC | PRIMARY [RESID-| SUPPORT POSED| INTENSITY| PDC .} PRIMARY RESID-] SUPPORT
(MAP KEY) LAND ANGE | COMMERCIAL]ENTIAL {COMMERCIAL LAND . RANGE COMMERC[AL- ENTIAL} COMMERCIAL v
USE |FAR|DU/AC P / B'] 5Q. FT. pus SQ. FT. USE | FARJDU/ACIA / B| SQ. FT. bus SQ. FT.
u1 RES 1,3 . ' 17 . PDH/RES 4,1 | - ' 118 9,600
poc .7, 1 A 167,716 0 poC | .7 A 286,219 ‘O :
.13 B 111.810 | a7 - 28 B 190,812 | 63
u2 oFF |.7 213,444 oFF | .7 213,404
v3 poc |7, A 16,335 | 0 poc | .7, A 21,780 0
: .13 B 10,890 3 .25 B - 14,520 4
e RES 1.5 o 15 RES | . 2 1 20
1ppc RANGE:
A - Permitted principal commerma} uses.only,
no secondary uses
8 - Maximization of -housing as a secondary use
- within PDC concept,
U-1 existing use; however, the northern

Land unit U-1 is planned for a combination of
office and residential use. The northeastern
portion of the site is planned for PDC use at
a .7 FAR in the currently zoned commercial.
portion, with the remainder at a .25 FAR.
The remainder of the land unit is planned for
- residential use. Those portions which are
within the Route 50/66 Sewer Association
boundary are planned for four dwelling
units per acre in a PDH concept, with the
rest at a two unit per acre density, The
residential area should have an internal
collector road system which provides access
to Route 29. Service to the office
component should be from the south; however,
the building orientation should be toward
Route 29. Appropriate buffering and use
transitions should be incorporated between
" differing land uses.

-2

The major portion of land unit U-2 contains
the subdivision of Lee High Village, an

portion of the land unit is developable.

This portion is planned for office .use in a
PDC concept at a .7 FAR. Orientation should
be toward Route 29. Service access

should be from the south. Appropriate
measures must be taken to buffer the Lee High
Village res1dent1a1 community. -

..U_3

Land unit U-3 is planned for office (PDC
coricept) use.at .25 FAR and .7 FAR (where
currently zoned commercial). Particular
consideration must be given to protection of
the- substantial Environmental Quality Corridor
that surrounds this site. on three sides. :
Access should. be from Route 29.

-4

A residential use is planned for this site at-
the density of two units per acre.

Access should be via the road and right-of-
way currently existing off of Forest Hi11
Drive to the east
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V LAND USE SUMMARY CHART ' BASELINE; Density/Intensity Development

7 Potential Achievable at "No Bonus" Level
DEVELOPABLE ff - PRO- | DENSITY/ ’ |
LAND UNITS || APPROXIMATE EXISTING CONDITIONS POSED| INTENSITY | Ppc | PRIMARY | RESJD- | SUPPORT

(MAP KEY) - ACREAGE . _ LAND RANGE [OMMERCIAL | ENTIAL |COMMERCIAL .
NET | GROSS | ZONING COMP. PLAN USE | FAR|DU/AC |A /B |SQ. FT. | ous | sq. FT.
vi 76 89 | R-1, R-3, [R1-2 RES 1,2 106
: c-8 R 2-3 oFF | 7 121,968
| comm ‘
V2 72 72 | R-1, R-MHP,[ R ,5-1 RES 5,5 ‘ 144
c-8 R 5-8 , OFF | .7 701,316
R8-12
RETAIL
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INTERMEDIATE LEVEL: Possible Density/Intensity OVERLAY PLAN: Maximum Density/Intensity Potential
Development Level Achlevab]e Through "Minor Bonus" Achievable .at "Major Bonus” Level
DEVELOPABLE || PRO~ JDENSITY/ v , ' PRO- | DENSITY/
LAND UNITS POSED] INTENSITY | PDC PRIMARY [JRESID-] SUPPORT POSED] INTENSITY{ PDC PRIMARY RESID-] SUPPORT
(MAP KEY) LAND RANGE | COMMERCIALJENTIAL JCOMMERCIAL LAND RANGE | COMMERCIAL { ENTIAL] COMMERCIAL
USE | FARJDU/AC A / B'] SQ. FT. Dus SQ. FT. USE_|FAR|DU/ACIA / B} SQ. FT, Dus SQ. FT.
vl . , _
RES . 2 ) 128 PDH 4 ) 256 30,720
PDC g, A 236,035 01 PDC 7 A 350,380 0 ) .
.13 B 157,357 52 .25 B | 233,586 77
V2 ) ’ . . ’
PDH 4q 19 17,640 POH 6 1 291 24,460
poc | .7, A 723,096 0 PDC Ny A 744,876 0 )
13 B 482,064 160 .25 B - 496,584 -| 165
lppc RANGE:

A - Permitted principal commercial uses only,
no secondary uses

B ~ Maximization of housing as a secondary .use
within PDC concept

V-1, V-2

A combination of residential and commercial
use is planned for these land units. In the
residential portions, a density of four
units per acre is anticipated in parcel V-1,
and six units per acre in parcel V-2, both
within the PDH concept. Access should be -
from Shirley Gate Road and 1imited to inter-
sections with the major internal collectors.
Office/commercial uses are planned at an

FAR of .7 (where parcels are presently zoned
commercial) and .25 for the remainder. Office
-building orientation should be toward Route
29. Service access should be from Shirley
Gate Road, and not from Route 29. ‘
Appropriate buffering and transition measures
should be established between Tand uses.
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-SUMMARY OF TASK FORCE DEVELOPMENT

RECOMMENDAT IONS

-Comparison of Task Force Recommendations °
apd the Existing Plan ;

The Task Force developed-a set of recom-
mendations relating land uses, density,
intensity, and amenities. These recom-
mended levels of development are summarized.

" below and are compared to the development
Tevels which can be anticipated under the
existing Comprehensive Plan and related
Zoning. . "

‘As noted in the table under existing Com-
prehensive Plan and zoning conditions,

- 8 million square feet of commercial space

“and 7,300 dwelling units can be anticipated.

" Under the Task Force Baseline Plan recom-
mendations,-7.2 million square feet of

total ‘commercial space and. 5,800 dwelling
units can be anticipated.” Under the Inter-
mediate Plan recommendations, 10.6 million
square feet of total commercial space and .
7,800 dwelling units can be anticipated,
And, under the Overlay Plan recommendations
13.2 million square feet of total commercial
space and 10,900 dwelling units can be
anticipated to develop. '

~ RECOMMENDED LEVELS OF DEVELOPMENT

o COMMERCIAL SQUARE FEET
STUDY "AREA

.0 The Task Force recommendations were
" developed utilizing a-technique which
required designation of land use followed
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(ROUNDED IN THOUSANDS) - DWELLING

PLANS . PRIMARY _ SUPPORT _ TOTAL ___ UNITS
“EXISTING

COMPREHENSIVE '

PLAN & ZONING 8,020 - 8,020 7,300
* BASELINE PLAN 7,030 200 7,230 5,800

INTERMEDIATE - '

PLAN 10,110 520 10,630 7,800

OVERLAY PLAN 12,540 700 13,240 10,900

by-assignment of intensity at each level:
Baseline, Intermediate, and Overlay.

The final iterations of the process are
presented parcel-by-parcel in the land

use Summary Charts on previous pages.

(The intensity presented in these charts’
was. reduced by the Task Force when earlier
jterations were found to be too high.)

o The recommendations in the above table

reflect the Task Force objective of

- creating an Urban Village atmosphere
which mingles residential, retail,
commercial, and industrial uses in the
same land unit. The concept of an
Urban Village, as envisioned by the
Task Force, is designed generally to

promote housing as a secondary use
in the PDC districts.

Re]ationéhip Between Actual Déve]bpment
and Planned or Zoned Maximum Density/
Intensity ' '

In developing the recommendations, it was
recognized that in Fairfax County actual
development did not take place at maximum
allowable .planned or. zoned intensity. This
phenomenon results from any one or any
combination of development constraints
related to the site itself, Timited current
market potential or economic requirements
such as the high cost of building structured
parking necessary to achieve the maximum .
. allowable floor area. » :

As empirical analysis of commercial development
by the County Office of.Comprehensive Planning
for the Tysons Corner area (See Appendix 9)
found that -the actual development was 18% to
74% less than maximum planned and/or zoned
potential. Another example of this phenomenon
is within the Study Area itself. The Pender
Business Park is zoned to allow FAR's of

1.0 and .7; however, final plans call for
development at approximately a .6 FAR.

Market conditions also affect the relationship
between actual and maximum potential develop-
ment. The Route 50/1-66 Study Area will be

in competition with Tysons Corner, the Chiles
Tracts (Route 50/I-495), the Reston/Duiles
area and sites at the County's Metro stations
for a share of the County's long range office
market. This market has its Timits.



The highest County forecasts for new office
development in all of Fairfax County estimate
an additional 43.8 million square feet during
the 1980-2000 period. This amount of develop-
ment already assumes that the County will
attract a dramatically increasing share of
the metropolitan region's new office type
employment in the future - from a 20% share
between 1970 and 1980 to about 28% between
1980 and 71990 and 37% between 1990 and 2000.
The recommended Overlay primary commercial
level of approximately 12.5 million square
feet represents more than 28% of the fore-
cast's high level of Countywide office growth.
This is an optimistic share when considering
the quality and attractiveness of competing
Tocations.

In order to accommodate the discount phenomenon
and the market condition relationship in the
recommendations of the Task Force, a conser-
vative discount factor of 25% of potential
maximum intensity was utilized. Thus, the
primary commercial square footage shown in

the above table represents a 25% discounting
of that which could theoretically be developed
under the alternative plans. (It is important
to note that the Intermediate and Overlay
densities are, in fact, development incentives.
In order to achieve such densities, developers
will be called upon to provide various improve-
ments and amenities.) The Task Force did not
find evidence of comparable significant dis-
counting in residential development and there-
fore, the dwelling unit figures have not been
discounted in locations where residential is
proposed as the primary use. However, in

PDC Tocations, when commercial is the

primary use, related secondary housing uses
were discounted in proportion to the dis~
counting of primary commercial areas.

Theoretical Maximum Intensity

The following table summarizes the theoretical
maximum intensity potential levels of develop-
ment of all the individual parcels noted in

the report. Two different assumptions are

used in order to develop the table. The first
assumption provides for no housing as a second-
ary use in the PDC districts. The second pro-
vides for maximum housing as a secondary use

in the PDC districts. Utilizing these two
assumptions, the Task Force was able to bracket
the theoretical levels of intensity allowable

in the Baseline, Intermediate and Overlay Plans.

THEORETICAL MAXIMUM INTENSITY

ASSUMPTIONS

A-NO HOUSING
AS SECONDARY USE

BASELINE 10,940 200 11,740 5,100
INTERMEDIATE 18,050 - 520 18,570 5,750
QVERLAY 22,940 700 23,640 7,650

B-MAXIMUM HOUSING
AS SECONDARY USE

BASELINE 9,370 200 9,570 6,150
INTERMEDIATE 13,480 520 14,000 8,470
OVERLAY 16,720 700 17,420 11,790

It should be emphasized that the above table
reflects theoretical development potential

only and not what actual development will
yield. In fact, the Task Force does not favor
a total buildout of approximately 23 million
non-residential square feet. This number
represents the approximate aggregate of all
planned Overlay intensity on a parcel by parcel
basis (minimizing housing as a secondary use
in the PDC district). The Task Force firmly
believes that this total intensity is entirely
too high and represents an unrealistic develop-
ment. level for the Route 50/1-66 Study Area.
Consistent with this be]ief, the Task Force

. recommends that an annual report be issued by

the County which states the total non-residential
square footage and residential units (including
planned and built) in relation to the 14 million
square feet of non-residential units viewed by
the Task Force as the maximum level of intensity
which is appropriate for the Study Area. The
Task Force urges the Board of Supervisors to
adopt appropriate policies and provide guidance
to the Fairfax Center Implementation Review
Board and Planning Commission that will result
in the encouragement of mixed uses in PDC
districts with a concomitant reduction of non-
residential development intensity. The Fairfax
Center Implementation Review Board would re-
evaluate the amenity/incentive relationship as
development proceeds in the Study Area to assure
achievement of the type of high quality develop-
ment envisioned by the Task Force.
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D. Other Development Committed Or In Place

The theoretical figures in the previous table
summarize the analysis of the parcels noted in
the detailed land use charts. The numbers do
not reflect existing development such as houses
already built, existing shopping centers such
as Fair Oaks Mall, or the proposed Fairfax
County Center, (However, all of such develop-
ment has been included for purposes of trans-
portation and traffic analysis.) The develop-
ment which is committed or in place in addition
to that noted in the parcel-by-parcel analysis
in the report can be summarized as follows:

Single Family Residential Units 550

Churches 7

Commercial Square Footage 2,600,000 sq.ft,
Industrial Square Footage 10,000 sq.ft.
Mini-warehouse development 74,000 sq.ft,
Proposed Fairfax County Range: 352,000 sq.ft.
Center to 748,000 sq.ft.

Other County Facilities

(Landfill Fire Training, Animal »
Shelter, Equipment Yard) 77,000 sq.ft,
No. Va. Correctional Unit No. 30 15,000 sq.ft.
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7.4 FISCAL IMPACT ANALYSIS

In order to assess the impact of major develop-
ment projects on the County's budget, as well
as to compare probable fiscal impacts of
alternative development proposals, the County
has developed a FISCAL IMPACT MODEL FOR

FAIRFAX COUNTY. -

The Fairfax County model is not, in the most
strict sense, a predictive model. Rather, it
estimates what impact a given development
would have on the current year's budget if
the development were completed today. When
the computer model is 'run' on one or more
alternative proposals for the same land area,
a comparison can be made to determine which
alternative is most likely to provide the
greatest fiscal benefit. Given the relationship
of the model to the present year's budget,
all values are stated in constant 1981
dollars without inflation escalators.

New developments require the provision of
additional facilities and services to main-
tain existing County standards. Revenues to
offset these costs are derived primarily from
real estate and other additional taxes

from the project. This fiscal analysis shows
the effects of specific land use decisions on
cash flow, but does not reflect indirect
fiscal impacts of such development. In
general, residential development, with its
accompanying need for services, will produce a
negative cash flow, while nonresidential
commercial or industrial development will
provide a surplus. If land use decisions are
made in concert with one another, rather than
as single land use assignment determinations,
a positive fiscal impact is more Tikely.

Perhaps the most valuable use of the model,
however, is as a comparative tool for con-
sidering alternative plans or development
proposals. In this way, varying ratios and
densities of residential and nonresidential
uses can be assessed against one another in a
cost/benefit type analysis. The relative
results can be helpful in selecting the
preferred Land Use Plan.

Although the Fiscal Impact Model has certain
Timitations, it was the best tool available
.to the Task Force in their effort to quantify

and compare alternative Land Use Plans objective~

ly. The model ultimately was run on four alter-
native development scenarios:

0 .The adopted Comprehensive Plan as inter-
preted by the Task Force in their effort
to predict potential built development
products. The primary modification was
the inclusion of zoning intensities in
instances where they exceeded that of the
Comprehensive Plan.

0 The three levels of the Task Force
Land Use Plan for the Study Area:
- Baseline ' ‘
- Intermediate Level
- Overlay Plan

The Tevel of density/intensity of these four
plans reflected planning numbers. These
quantities were reduced by a Task Force-
approved factor in order to reflect more
acurately the development 'products' likely
to be constructed on the land.

The Fiscal Impact Model for the various Plans
was run in five year increments. These
"snapshots" were deemed sufficient points

of evaluation over the next twenty years, based
upon the degree of detail available.

The model output reflects the cumulative effect
of a number of categories:

o General fund revenues as generated from:

- Real estate property taxes

- Personal property taxes

- Other Tocal taxes

- Business, professional and occupational
licenses
Revenues from the Commonwealth of
Virginia

- Other miscellaneous taxes

0 General fund expenditures account for:

- General government administration and
support

- Conservation, management and develop-
ment of the community environment

- Personal development, rehabjlitation
and health services

- Administration of justice

- Public safety

- Capital expenditures

- Public works construction
Educational expenditures
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Certain of these revenues and expenditures
are allocated to residential development,
some to nonresidential and others to both.
The collective monetary impacts to the
County's budget are broken out in the Fiscal
Impact Model by residential and nonres1dent1a1
categories.

A surplus or deficit in the General Fund is
derived from the balance between revenues and
expenditures. The ratio between revenue and
expenditures is also provided, as is the
overall increase in bonded indebtedness
resulting from the proposed development.

The following chart and graph display and
compare the results of the Fiscal Impact
Model application to the ex1st1ng Plan and
final Land Use P1an Levels. c

ESTIMATED ANNUAL FLSCAL SURPLUS FROM DEVELOPMENT ALTERNATLVES
AT FAIRFAX CENTER AREA (RT. 50/1-66)

PLAN "F" ALTERNATIVES

COMPREHENSIVE. PLAN

in §
Million)
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YEAR AND ZONING BASELINE INTERMEDIATE HIGH
1981 - - - -

1982 - - -

1983 $ 113,758 $ 140,286 $ 351,001 404,983
1984 227,516 280,572 102,002 . - 809,966
1985 341,275 420,859 1,053,004 1,214,950
1986 601,422 668,714 1,431,150 1,755,100
1987 861,569 916,569 1,809,296 2,295,250
1988 1,121,716 1,164,424 2,187,442 2,835,400
1989 1,381,863 1,412,279 2,565,588 3,375,550
1990 1,642,020 1,660,134 2,943,736 3,915,704
1991 1,995,896 1,976,477 3,446,217 4,604,925
1992 2,349,772 2,292,820 3,948,698 5,294,146
1993 2,703,648 2,609,163 4,451,179 5,983,367
1994 3,057,524 2,925,506 4,953,660 6,672,588
1995 3,411,403 3,241,853 5,456,145 7,361,813
1996 3,871,604 3,657,307 6,077,638 8,254,362
1997 4,331,805 4,072,761 6,699,131 9,146,911
1998 4,792,006 4,488,215 7,320,624 10,039,460
1999 §,252,207 4,903,669 - 7,942,117 10,932,009
2000 5,712,410 5,319,125 8,563,614 11,824,562
Cumulative $43.76 $42.15 $71.90 $96.72

(IN CONSTANT 1981 DOLLARS)

$ MILLIONS

1+ QVERLAY

INTERMEDIATE
/ LEVEL

EXISTING COMF.
PLAN/ ZONING
ACCOMODATED

. BASELINE

SoURGE:
Ealrfax Gounty 0.6.P
EDAW,

\ ,
1986 1990 - 1998
YEAR

ANNUAL FISCAL SURPLUS COMPARISON

+
2000



7.5 TRAFFIC IMPACT ANALYSIS

Significant changes in land use, especially in
the Tevels of development, necessitate exami-
nation of the impact on the future transporta-
tion system. The ability of the transportation
system to accommodate any increases in traffic
needs to be evaluated. This section describes
the analysis of future traffic impact within
the Study Area. The following paragraphs
describe in detail the methodology, steps, and
results of the impact analysis.

7.5.1 Description of Methodology

The methodology utilized in the impact analysis
is based upon a standard travel demand analysis
procedure as schematically represented on
Figure 1. The initial phase of the process

can be identified as the trip generation phase.
In this phase, the number of trips which will
be generated by a particular land use type and
density level are estimated, Any factors
which may increase or decrease the magnitude
of the trips can be incorporated during this
phase. The second phase can be described as
the distribution phase. The generated trips
are distributed to specific origins and
destinations. An assignment phase follows
which includes the actual assignment of trips
to specific roadway links. These assigned
trips are added to the base forecast traffic
volume to identify the total anticipated
traffic along the roadway links. The expected
volumes are then compared to the capacity of
the roadway. If deficiencies exist, that is,
if the volume is expected to exceed a certain
proportion of the capacity, improvements are
recommended.

These phases are more fully described and
detailed in the following paragraphs.

7.5.2 Trip Generation
7.5.2.1 Land Use Inputs

The land use assignments for the Study Area used
in the traffic analysis are those established

by the Task Force during the course of its study.
These are used on an individual Tand unit basis
to develop traffic volumes generated by the
proposed Study Area development alternatives

and are expressed in square feet of office,
commercial or industrial development and number
of residential dwelling units.

The actual trip generation rates are taken from
the Institute of Transportation Engineer's
Informational Report: "Trip Generation" (second
edition - 1979). The rates are based upon
observed trip-making characteristics of various
land use types throughout the country, The rates
¥tg]iz$d in this analysis are summarized in

able 1. »

TABLE 1
ESTIMATED A.M. PEAK HOUR TRIP GENERATION RATES

Vehicle Trips

Land Use In Qut
Residential {(per dwelling
unit)

-Single Family 0.3 0.6
Townhouse 0.1 0.3
Garden Apartment 0.1 0.4
Elevator Apartment 0.1 0.3

Office (per 1000 sq. ft.)
Private 0ffice 2.0 0.5
Government Office 5.0 1.0
Light Industrial (per 0.9 0.2

1000 square feet)

Source: "Trip Generation" (1979, 2nd edition)

Institute of Transportation Engineers

Trips were generated for morning peak hour
conditions. This is the maximum traffic

volume during a 60 minute segment of the
morning 'rush hour' period, (7 a.m. to 8 a.m,
in this vicinity) based on traffic counts by
the Virginia Department of Highways and
Transportation (VDH&T). The a.m. peak hour
volumes for both directions of travel represent
approximately nine percent of the Average Daily
Traffic (ADT) in this area. The eastbound
traffic is approximately 75 percent of the two
way volume during this period. The a.m., peak
hour trip generations for each development
alternative are summarized in Tables 2 through
5. The trip generations do not reflect the
existing development such as the existing
residential and retail development.
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TABLE 2

Comprehensive Plan/Zoning Plan

A.M. Peak Hour Trip Generation

office/
Residential Industrial
Trips Trips
Land Units In Qut In " Out
A3, A6, A9, Al0, ANl 94 187 91 23
B, B2, B4, BS 160 320
c1, C4, C6, €7, C8 17 34
D1, D2, D3, D5, D6 58 116
E1, E2, E4, E5, E6 108 216
E7, E8 34 68 46 11
F1, F2, F3, F4, F5, F6 78 156
G, G2, G3, G4, G5 139 278
H1, H2 40 80
1, 13, 14 60 120
Ji, 33, J4, J6 m 274 5,227 1,307
K1, K2, K3, K4, K5, Ké .
L1, L3, L4, L5, L6, L7, 110 220
L8, Lo, L1l
L1z, L13, L14 |
M1, M2, M3, M4, M5, M6, 166 332
M7, M8, M10, MT1-
N4 ) 14 28
02, 04, 06, 07, 08, 09 83 194 1,281 320
P1 3,912 803
P2, P4 153 452 46 11
Qz, @3, 04, Q5, 06, Q7, 36 106 8,526 2,132
q9, Q11, Q12
R1, R2, R5, R6 77 154 46 1
R7, R8, R9 '
S1, S2, S3, S5, S6 48 96 46 1
T1, T4 . 20 40
ut, Uz, U3, U4 39 78 366 9
V1, V2 : 85 198 412 103
TABLE 4 A.M. Peak Hour Trip Generation
Intermediate Level
0ffice/
Residential Industrial
Trips Trips
Land Units In Out In Qut
A3, A6, A9, Al10, A1l 5 192 326 81
B1, B2, B4, B5 160 320
c1, c4, C6, C7, (8 - 15 30
DY, D2, D3, D5, D6 58 116
El, E2, F4, E5, E6 163 326
E7, E8 23 69
F1, F2, F3, F4, F5, F6 85 172 148 37
G1, G2, G3, G4, 3z M 1,914 478
H1, H2 16 54 963 241
11, 13, 14 82 176
J1, J3, J4, J6 27 80 2,017 504
Kl, K2, K3, K&, K5, K& 5,227 1,307
LT, L3, L4, L6, L7, 108 216
L8, L10, LN
L1z, L13, L14
M1, M2, M3, M4, M5, M6, 192 383
M7, M8, M10, MT1
N4 . 1 3 60 15
02, 04, 06, 07, 08, 09 137 345 732 183
Py 3,500 700
P2, P4 52 167 1,981 495
Q2, Q3, Q4, Q5, Q6, Q7, 104 "330 5,357 1,339
Q9, Q11, Q12 :
R1, R2, R5, R6 . 72 144
R7, R8, R9
S1, S2, 53, S5, S6 44 88
11, T4 30 60
ut, U2, u3, U4 69 140 498 124
V1, v2 36 112 959 240

TABLE? A.M. Peak Hour Trip Generation
Baseline Plan
Office/
Residential Industrial
: Trips Trips
Land Units In Out In Qut
A3, A6, A9, Al0, Al 75 150
B1, B2, B4, BS 160 320
c1, c4, ce, C7, C8 15 30
.bt, D2, 03, D5, D6 a7 94
£1, E2, E4, E5, E6 86 172
E7, E8 28 56
F1, F2, F3, F4, F5, F6 43 96
61, G2, G3, G4, G5 93 186
H1, H2 29 58
1, 13, I4 42 84
J1, J3, J4, J6 49 121 539 135
K1, K2, K3, K4, K5, K6 5,227 1,307
L1, L3, L4, L5, L6, L7, 72 144
L8, 110, L1
L12, L13, L14
M1, M2, M3, M4, M5, M6,. 109 218
M7, M8, Mi0, MI1
N4 : 6 12
02, 04, 06, 07, 08, 09 75 183 732 183
P1 3,500 700
P2, P4 758 225 958 238
Q2, Q3, Q4, Q5, Q6, Q7, 74 148 - 4,829 . 1,207
Q9, Q11, Q12
R1, R2, R5, R6 45 90
R7, R8,
st, s2, $3, S5, S6 29 58
T, T4 ’ 20 40
ut, Uz, us3, u4 60 120 537 134
Vi, v2 15 43 1,235 309 .
TABLE 5 A.M. Peak Hour Trip Generation
High Overiay Plan .
Office/
Residential Industrial
Trips Trips
- Land Units In Out In Qut

A3, A6, A9, Al10, ATl 50 149 468 117
B1, B2, B4, BS 54 160
¢1, c4, C6, C7, C8 20 40
p1, D2, D3, D5, D6 50 110
E1, E2, E4, ES5, E6 80 239
E7, E8 37 110
F1, F2, F3, F4, F5, F6 127 259 261 65
61, G2, G3, G4, G5 56 194 3,365 841
H1, H2 29 99 1,720 430
11, 13, 14 131 282
Ji, J3, J4, J6 50 186 3,190 797
K1, K2, K3, K4, K5, K6 5,227 1,307
L1, L3, L4, L5, L6, L7, 115 230
18, L10, L1
L12, L13, L14
M1, M2, M3, M4, M5, M6, 275 550
M7, M8, M10, M1 ’
N4 2 6 120 30
02, 04, 06, 07, 08, 09 171 455 732 183
P1 ) ’ 3,500 700
p2, P4 66 215 2,417 604
Q2, Q3, Q4, 05, 46, Q7, 114 353 5,700 1,425
Q9, Q11, Q12
R1, R2, RS, RS 100 200
R7, R8, R9
s1, S2, 53, S5, S6 59 119
T, T4 40 80
ut, U2, U3, u4 46 .97 628 157
V1, v2 125 297 1,095 274
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7.5.2.2 Transportation System Management (TSM)
Factor

Energy conservation goals call for a reduction
in the dependence of the automobile for
transportation. Utilization of TSM measures
can be instrumental in attaining these goals,
The assumed degree of TSM impact used in this
analysis is considered a conservative estimate
of future 1ikely occurrences.

The TSM assumptions:

0 The inclusion of major residential and
employment center development within the
Study Area encourage walking and biking
to work. Ten percent of the potential
trips to work generated in the Study Are
fall into this category. ,

0 Public transportation via local service
buses, regional buses, and feeder buses
(from the proposed Vienna Metro-Rail
station) will be utilized by ten percent
of the Study Area employees.

0 An additional five percent of the employees
working in the area will utilize one of
the following TSM options:

a. Carpools and vanpools
b. Staggered work hours ('flex-time').

With these TSM assumptions, trips to work are
expected to be reduced by 25 percent.

7.5.3 Trip Distribution

The anticipated population distribution within
Northern Virginia, as projected by the Council
of Governments (COG) Cooperative Forecast
(Round II - Intermediate) for the year 2000,
is used as a basis for estimating origins

of Study Area empioyees.

Arlington, Alexandria, portions of Loudoun
County and areas bordering I-95 are excluded
as they are more conveniently oriented to
other employment centers. These areas are
illustrated in Figure 2.

The population for the entire origin area is
based on COG Transportation Planning Board

(TPB) Analysis Districts' population projections.

The percentage of employees contributed by each
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‘origin' zone (A-E) is that zone's proportional
share of the total population with the entire
defined employee residential origin area.

Table 6 Tlists the COG Transportation Planning
Board (TPB) Analysis Districts associated with
each area, their projected year 2000 populations,
and the percentage of Study Area employees they
are each expected to house, Table 7 illustrates
the distribution of incoming employee vehicle
trips to the roadway network accessing the

“Study Area.

TABLE &
PROJECTED EMPLOYEE ORIGIN DISTRIBUTION

ROUTE 50/1-66 FAIRFAX CENTER AREA

TP PROJECTED PORTION OF STUDY AREA EMPLOYEES
ORIGIN ANALYSIS 2000 ACTUAL % . ROUNDED % USED FOR
ZONE  DISTRICT POPULATION ALL SECTIONS DISTRIBUTION
A 544 (%) 24,700
545 27,200
546 36,800
556 (%) 25,000
557 16,900
558 3,400
559 8,600
567 25,900
568 10,500
179,000 19.2 20
B 566 36,900
569 12,700
574 32,200
575 (%) 8,600
576 36,500
577 41,500
578 21,500
189,900 20.4 20
¢ 575 (%) 8,600
670 0
671 47,200
672 27,900
680 4,400
681 9,500 .
682 (%) 12,000
109,600 11.8 11
D 571 (%) 7,000
572 19,000
573 60,700
773 7,400
774 50,700
778 35,600
782 (%) 12,600
783 6,400
784 15,300
214,700 23.0 23
£ 542 33,300
544 (i5) 24,700
554 30,200
555 24,600
556 (%) 25,000
564 26,700
565 35,900
239,600 25.7 25

TOTAL EMPLOYEE
ORIGIN AREA 932,700 100.0 100



'Estimated Year 2000 Employee Origin Distribution
(By COG-TPB Districts) | |
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TABLE 7
APPROACH ROUTE ASSUMPTIONS

ORIGIN PORTION OF STUDY APPROACH

ZONE AREA EMPLOYEES ROUTE
A 10% 1-66 from the
East
10% Route 123
from the North
B 20% North/South
Connector
C : 6% Route 50 from
the West
5% - North/South
Connector
D 8% Clifton Road
15% 1-66 from the
West
E ' 20% Route 236/Route
"50/Route 29
6% 1-66 from the
East

7.5.4 Trip Assignment

7.5.4.1 Network Descriptions

Figure 3 depicts the planned transportation
improvements as currently exist in the
Comprehensive Plan. The planned transporta-
tion improvements as shown in the Comprehen-
sive Plan, are modified for the traffic
impact analysis of the alternative development
proposals. The modified transportation
network is shown on Figure 4. The most
significant variations between the two
networks exist with the internal roadway
configurations. . In addition, the north/
south connector road differs with the
alignment shown on the Comprehensive Plan.
The connector does not continue south of
Route 29 in the modified network.
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7.5.4.2 Assignments

Trips entering the internal Study Area road
network are assigned to one or more routes
accessing the various employment sites.
Thus, all 1ink and turning volumes are
determined. The sum of trips on each link
or turn are then obtained by adding trips
(by movements) to and from all employment
Tocations. '

Residential trips are closely represented

in the volumes developed for the Springfield
Bypass EIS by C0G and are considered along
with the COG volumes,

The COG peak hour volumes are derived from
Projected 1995 Average Daily Traffic (ADT)
volumes developed for the Springfield

Bypass Study. For all-arterials, the ADT is
tailored to a.m. peak hour volumes using the
aforementioned percentages, The Bypass
volume is estimated for 1995 using a
combination of the projected growth

in ADT on other arterials and the observed
existing traffic patterns on Route 50 and
West Ox Road. This estimate is necessary
since the Bypass is considered by the Task
Force to be constructed only from Route 7

to Route 29 for the purposes of this Study.

The Study Area trip volumes are reduced to
account for the fact that a portion of the
projected Study Area trips are already included
in the COG volumes. The volumes represent
traffic generated by the existing and proposed
development under the Comprehensive Plan, The
existing development includes Fair Oaks Mall,
Additionally, reductions are made to account
for differences between the Comprehensive Plan
and the alternative proposed developments.

A 20 percent reduction is used for the high
Overlay Land Use option.

A traffic volume that incorporates both through
and locally oriented traffic is obtained by
combining the Study Area's assigned volumes
with COG projections. Figures 5 through 8
depict the traffic assignments on the modified
network for each development alternative and
the comprehensive plan.



FIGURE 3

Comprehensive Plan
Transportation Improvements
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FIGURE 4

Modified Transportation Network
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‘FIGURE 6
TRAFFIC ASSIGNMENT

Baseline Plan
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FIGURE 7

TRA
FFIC ASSIGNMENT
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TRAFFIC ASSIGNMENT
Overlay Plan
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7.5,5 Roadway Deficiencies
7.5.5.1 Level of Service Description

The level-of-service on each roadway link 1is
based on the volume per lane during a one

hour period. As the volume increases, the
level-of-service decreases and traffic
conditions become more congested. At inter-
sections and major driveway entries, the level-
of-service may deteriorate as a result of
variable traffic conditions; therefore, the
level-of-service of the intersection and its
adjacent Tinks may vary. Figure 9 summarizes
level-of-service characteristics for urban and
suburban arterials and controlled access
highways.

FIGURE 9

LEVEL OF SERVICE CHARACTERISTICS

LEVEL OF
SERVICE

URBAN AND SUBURBAN ARTERIALS

A

Average over-all travel speed of
30 mph or more. Free flowing
with volume/capacity ratio of
0.60.

Average over-all speeds drop due
to intersection delay and inter-
vehicular conflicts, but remain
at 25 mph or above. Delay is not
unreasonable. Volumes at 0.70
of capacity,

Service volumes about 0.80 of capa-
city. Average over-all travel
speeds of 20 mph. Traffic flow
still stable with acceptable delays.
This 1s the Tevel typically associa=~
ted with urban design practice.

Beginning to tax capabilities of
street section., Approach unstable
flow. Service volumes approach
0.9Q0 of capacity. Average over-
all speeds down to 15 mph. Delays
at intersections may become exten-
sive with some cars waiting two or
more cycles. Level of Service D
is considered a reasonablie opera-
ting level for urban intersections.

Service volumes at capacity. Ave-
rage over-all traffic variable, but
in area of 10 mph. Unstable flow,
Continuous back-up on approaches
to intersections.

Forced flow. Average over-all
traffic speed below 15 mph. All
intersections handling traffic in
excess of capacity, with storage
distributed throughout the section.
Vehicular back-ups extend back
from signalized intersections,
through unsignalized intersections.

CONTROLLED ACCESS HIGHWAYS

Free flow. Operating speeds at
or greater than 60 mph.

. Higher speed range of stable flow.

Operating speed at or greater than
55 mph.

Operation still stable, but
becoming more critical. Operating
speed of 50 mph and service flow
on two-lanes in one direction at
75 percent of capacity.

Lower speed range of stablie flow.
Operation approaches instability
and is susceptible to changing
conditions. Operating speeds
approximately 40 mph and service
flow rates at 90 percent of
capacity.

Unstahle flow. QOver-all operating
speeds of 30-35 mph. Volumes at
capacity or about 2,000 vph lane
under fdeal conditions. Traffic
flow metered by design constrictions
and bottlenecks, but long back-ups
do normally develop upstream.

Forced flow. Freeway acts as a
storage for vehicles backed-up
from downstream bottleneck., Oper-
ating speeds range from near 20
mph to stop-and-go operation.
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7.5.5.2 Deficiencies

The projected levels-of-service for the various
Study Area roads under each Land Use Plan Level
are shown on Figures 10 through 13. In general,
all alternative developments as well as the
comprehensive plan are expected to cause signi-
ficant disruption in traffic flow, especially
on the major routes: I1-66, Route 50, and Route
29, On each of these roadways the travel demand
_is expected to approach or exceed the capacity
‘of the planned roadway facility. Table 8§ dis-
plays a contrast of a.m. peak hour volumes for
selected sections on these principal arterial
roadways. The most significant volume change
would be experienced on I-66, just west of the
North/South Connector. Between 700-1300 addi-

tional vehicles (a 9-17 percent increase) over
the comprehensive plan/zoning interpretation
level of development is expected with the

proposed changes to the currently

planned uses.

Other roadway sections expected to experience
congested levels of service for all alternative
developments but not the comprehensive plan
include West Ox Road north of Route 50 and the
North/South Connector between Route 29 and I-66,

The impacts or deficiencies of the roadway

system due to the higher Tlevel of
development are minimized in part
assumption that- trips to work are
be reduced by 25 percent.

FIGURE 10
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only the baseline plan will not generate
vehicular traffic in excess of the current
comprehensive plan. Table 9 depicts the
contrast of the magnitudes of office space
within the study area for each level of
development and the comprehensive plan. This
Table also shows how the "allowed development
level” is reduced to the "actual development
level" by a 25 percent reduction. This product/
plan relationship is discussed in section 7.1.3.
The TSM related reductions are also shown in

the Table. Hence, the magnitude of office

space development utilized in the traffic

impact analysis ranges from 5.3 million

square feet for the baseline plan to 9.4

million square feet for the overlay plan.

The Tevel of development utilized for the
comprehensive plan is 6.0 million square feet.
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TABLE 8

Contrast of the A.M. Peak Hour Volumes on Selected Sections of
the Principal Arterial Roadways Through the 50/66 Study Area

Comprehensive Plan

Location Zoning Interpretation Developmant Alternatives
1-66 (west of the North/
South Connector) 7,500 vph 8,200 - 8,800 vph
1-66 (east of Route 50) 6,400 vph - 6,200 - 6,700 vph
Route 29 (east of 3,350 vph 3,200 - 3,500 vph
(the North/South
Connector)

Note: Each of these sections is expeéted to experience traffic volumes which
apprgach or exceed the roadway facility capacity (levels of service E
or F).
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TABLE 9

Contrast of Proposed Office Space

Development
Comprehensive
Plan/Zoning Baseline Intermediate Overlay
Interpretation Plan Plan Plan
"allowed development Tlevel" 10.7 9.4-10-9 13.5-18.1 16,7-22.9
(millions of square feet) :
1 1 1 ' 1
"actual development level® 8.0 7.0 10.1 12,5
(millions of square feet)
2 2 2 2
development utilized for traffic impact 6.0 5.3 7.6 9.4

analysis (millions of sauare feet)

Tassumed at 75 percent of "allowed development level"

2assumed at 75 percent of "actual development level" due to TSM
improvements

FIGURE 13
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7.5.6 Improvements

The following improvements are recommended
as part of the overall transportation network
for the study area:

0 .a six lane North/South Connector Road,
estimated at $13.5 million,

o four-Tane East/West Sub-Connector Roads,
estimated at $6.5 million, and

0 new ramps at the Route 50/1-66 interchange,
estimated at $1.8 million. '

It is assumed that certain critical transpor-
tation infrastructure elements will require
public "front-end" funding early in the
development of the Study Area. The most
important of these is the proposed inter-
change at the North/South Connector Road and

- I-66. The estimated total costs of this

interchange is between $7 and $7.5 million.

The initial phase of interchange construction

is estimated to cost between $4.5 and $5.5

million, depending upon variable frontage
road design needs.

These recommended improvements will not correct
the congested 1links on the three principal
arterials through the study area: Route 29,
Route 50, and I-66. Regardless of the
alternative development plan or the compre-
hensive plan, these roadways are expected

to experience heavy traffic congestion (levels
of service E or F).

In addition to the aforementioned improvements,
$0.4 million is estimated to be needed for
Metrobus .system support facilities.
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7.6 PLAN DESCRIPTION
AND DEVELOPMENT CRITERIA

The Land Use Plan is described, and performance
criteria applied, in three major categories -
Study Area-Wide, Key Area and Site- and Use-
Specific

7.6.1 Study Area-Wide Plan Description
and Development Criteria

At the Study Area-Wide level, the Plan will

be described in terms. of systems - transportation,
- environmental, public service sites, buffer
relationships and land use.

7.6.1.1 Transportation

7.6.1.1.1 New Transportation Infrastructure
Improvements

The automobile circulation system is hier-
archical. The character of service provided
is related to the hierarchy of land use types
and intensities. The road system hierarchy
can be outlined generally as follows:

Interstate Highways/Expressways
Regional Parkways and Federal Routes
Area-Wide Connectors :
Area-Wide Sub-connectors

Major Collector Streets

Minor (local) Streets

VU W N

Rights-of-way widths, lane size and number,
intersection/interchange treatment, traffic
volume capacity, design speeds, access control
and landscape architectural treatments vary
from one level of roadway to the next.

Visual and noise impacts related to automobile
circulation must be considered in planning
circulation systems. Service and emergency
vehicle requirements must also be accommodated
in street design and location. The roadway
image and level of usage should be defined- ,
and reinforced through well designed landscaping,
lighting and signing systems, with inter-
section/interchange transition areas receiving
a high degree of design consideration.

Existing traffic congestion and safety problems
should be mitigated through quality land use
and transportation planning.

The transportation infrastructure improvements
required for the three levels of the Final

Land Use Plan would be similar, with the
exception of the increase in the width of North/
South Connector Road north of I-66. (The extent
to which additional Tanes would be necessary
beyond the northern Study Area boundary is
subject to further analysis).

Increased traffic volumes from the Baseline
to Overlay Plans will Tead to some relative
decline in the levels-of-service during peak
travel hours.

Carpool, vanpool, flex-time and other pro-

grams aimed at increasing transportation
efficiency are anticipated for all levels of

the Plan. However, they will become more

critical in the Overlay Plan and may ultimately
require incentives to encourage user participation
(e.g., fees for parking) and encourage mass
transportation usage.

The major elements of the Task Force approved
road system for the Route 50/I-66 Study Area
are described more fully in the following
categories.

Area-Wide Connectors: The proposed North/South
Connector Road falls into this category. The
North/South Connector is a vital component of the
roadway network required to serve the Study
Area. It will provide direct, high-capacity
access to Routes 50 and 29 and I-66. The
interconnection of these three east-west
arterials provides the greatest potential

for distribution of traffic. This North/South
Connector also serves as an arterial connection to
points north and scuth of the Study Area. To

be fully effective, eventual construction of

the entire length of the Connector from I-95

to Route 7 will be necessary.

The North/South Connector would have full grade
separated interchanges with Route 50 and I-66, a
partial interchange with the East/West Sub-
Connector serving the proposed Fairfax County
Center and at-grade intersections with the Sub-
Connector to Stringfellow Road and with Route

29. Access to individual sites would occur from
the Sub-Connector roads. 145



During daily peak hours, if constructed as a -
four land road, the North/South Connector will
experience level-of-Service "E" and "F" condi-
tions in the predominant direction of travel and
"C" ip the opposite direction, if maximum
projected development occurs within the Study
Area. As as principal arterial, this proposed
road will be developed under the following
guidelines: .

ILLUSTRATIVE DESIGN SECTION

Design Characteristics

o Major North/South Connector/principal
‘arterial

o 'Regional bus route .

o Controlled access - restricted to minimum
major street intersections/no direct
private drive access

o Grade separation with Interstate and
other regional highways

o Coordinated landscape treatment:

- Parkway image with landscaped shoulders
and median

- Pedestrian/bicycle path within R.0.W.

o Coordinated systems for: ’

- Signalization

- Signing

- Lighting

- Mass Transportation System Interface
(Park and Ride)

Implementation Aspects

Substantially all of the right-of-way needs
for this road and its interchanges should be
met through private developer land dedication
to the County under existing standard policies.
Minimum landscaping requirements should be
funded by private developers with no density
bonus credit. '
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Minor density bonus elements would include
the provision of major Connector road signage
systems. An equitable system should be
developed to distribute infrastructure costs
among developers who would benefit from the
road service (even if they do not directly
abut that road); a pro-rated cost allocation
formula based on number of peak hour trips
generated per site might be used. The Review
Board should develop an acceptable method for
pro-rating these roadway costs to all sites
within the Study Area, as well as a process
for overseeing private funding contributions
and construction project prioritizing.

Major density bonus elements would include:
construction of the major Connector road
(including all phases as required to serve
later private development project phases:
roadways, interchanges, bridges, etc.) and
provision of traffic signalization systems.
Again, a shared developed funding system
should be developed; public funds might also
be required.

Area-Wide Sub-Connectors: The proposed East-
West Sub-Connector Road and the Employment
Center West Sub-Connector Road fall into this
category. These roads Tink interior portions
of the Study Area to the North/South Connector
Road and to other major Study Area streets.

The alignment of all subconnectors is subject to
site planning considerations at the time of de-
velopment and is not considered to represent an
exact location. The determination of the most
appropriate alignment should occur when zoning
proposals are presented, and should include the
following considerations:

o Equitable distribution of construction costs
and right-of-way dedications

o Provision of access from nearby properties
to the proposed subconnector network and
encouragement of mutual access for utilities
and storm drainage

o Environmental impacts
Impact on residential areas

Vertical alignment and sight distance charac-
teristics

The proposed alignments of all Sub-Connector
roadways are subject to site planning considera-
tions at the time of development and are rot
considered to represent exact locations.



The East/West Sub-Connectors will operate at
level-of-service "C" in both directions of
travel during peak travel hours, assuming
that these roads will be built with two lanes
in each direction.

These proposed roads will be developed under
the following guidelines:

ILLUSTRATIVE DESIGN SECTION

Design Characteristics
0 Major East/West Connector/principal
arterial street - Tower Tevel
o Local bus route
0 Controlled access - restricted to minimum
number of major and minor street inter-
sections/no direct private drive access
0 Signalized intersections with major
Streets
0 Coordinated landscape treatment:
-~  Landscaped median with major street
tree treatment along sides
- Pedestrian/bicycle path within right-
of-way
o Coordinated systems for:
- Signalization
- Signing
- Lighting
- Mass transportation system nodes
- Bus stop pull-off areas
- Bus shelters

Implementation Aspects

The implementation aspects that apply to the
North/South Connector Road (described earlier)
apply to the Sub-Connectors as well. However,
the nature and scale of the required improve-
ments are substantially less. No grade
separated interchanges will be required, but
a bridge is proposed as a roadway improvement

at the Legato Road crossing at I-66, The
construction of this bridge would be con-
sidered a major density bonus element for
private developers.

(Note: Fairfax County is currently requiring
developers in the Route 50/66 Association

area to contribute funds toward a public
transportation general improvement fund at
time of site plan submission. The formula
used to assess these contributions, based on
acres in a particular use, offers a precedent
in the area for a pro-rated contribution
system. The status of this fund and its
transportation improvement priorities should
be determined before a new assessment policy
and priority list is developed for the Study
Area.)

Major Collector Streets: Major collector
streets serve individual land use areas by
carrying locally generated traffic loads.
They link the "neighborhoods" of various uses
to the area-wide roadway system, and serve as
partially Timited access streets. These
proposed streets will be developed under the
following guidelines: :

ILLUSTRATIVE DESIGN SECTION

TS
E: ~\ )
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Design Characteristics

0 Major access streets to land use areas

o Landscape character derived from adjacent
uses and site conditions; rolled curb and
gutter (optional)

0 Pedestrian system incorporated into
right-of-way

o Serves individual land use "neighborhoods”

Local or shuttle bus route

o Landscaped median (optional)

[}
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Implementation Aspects

The same implementation aspects which apply
to the East/West Sub-Connector Road are
applicable; essentially, right-of-way dedication
and the provision of street trees required at
various construction phases are expected to
be privately funded with no density bonus
awarded. Minor density bonus elements would
include provision of major street signage
systems. Major bonus elements would include
roadway and intersection construction, as
well as signalization system funding.

Minor (Local) Streets: These streets serve
individual use areas at the lowest level of
mobility and traffic volume. Bus service or
non-local through traffic is discouraged on
these streets. Access to adjoining parcels
is by means of private drives.

ILLUSTRATIVE DESIGN SECTION
PRESERVED : NEW
VEGETRTION ) : DENELOPMENT

£ s

|

S
BUFFER  ZLANERGND BUFFER

/

Design Characteristics

o Local neighborhood access streets; frontage
roads for low intensity land uses.

0 Landscape character derived from adjacent
land uses; grass shoulder or rolled curb.

o . Access via private drives.

0o Sidewalks in rights-of-way.

Implementation Aspects

It is expected that both right-of-way dedi-
cation and roadway construction costs, including
landscaping, will be provided by the developer
with no density bonus awarded. Signage

system provision is a minor density bonus,

and traffic signalization system provision 1is

a major density bonus element for the developer.
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7.6.1.1.2 . Estimated New Infrastructure
Improvement Costs

OVERLAY LAND

USE PLAN
INFRASTRUCTURE ITEM {$ MILLION)
North/South Connector Road 13.5%
East/West Sub-Connector Roads 6.5
Route 50/I1-66 Interchange Ramps 1.8
Metro Bus System Support Facilities .4

$22.2

* Cost based upon 6-lane connector road, for
example. It is 1likely that this North/South
Connector road would need state-local financing
under the existing Comprehensive Plan but the
prospects of securing private sector donations
(aside from right-of-way) for construction are
remote under the Comprehensive Plan. :
It is assumed that certain critical transporta-
tion infrastructure elements will require

public "front-end" funding early in the develop-
ment of the Study Area. The most important of
these elements are the proposed interchange at
the North/South Connector Road and I-66 and the
proposed Legato Road bridge with the East/West
Connector Road. The estimated total cost of
this interchange is between $7 and $7.5 million.
The initial phase of interchange construction is
estimated to cost between $4.5 and $5.5 million,
depending upon variable frontage road design needs.

7.6,1.1.3 Mass Transportation

Basic to the Urban Village concept is the
provision of various transportation alter-
natives. Although quality road and pedestrian
systems are provided, public transit system
development 1s necessary to complement these
systems and to reduce the total volume of
vehicular trips within and to/from the Study
Area. Mixed land uses in densely clustered
arrangements can “attract" the extension of
mass transit systems from the east, along I-
66. Metro bus and/or potentially rail systems
could provide express transit modes to Wash-
ington, D.C. from the Study Area, while an
internal shuttle bus system would provide
Study Area-wide public transportation. Other, -
private transit modes should be developed in
the form of corporate car/van pool programs,
the increase of taxi service or the introduction
of "djal-a-ride" or jitney services in the
area.



A Metro-bus system would require commuter
transfer areas featuring: parking Tots,
drop-off zones, bus loading zones, shelters
benches, signage and 1ighting systems, pedes-
trian systems, landscaping and other amenities
(e.g., telephones, restrooms, bike racks,
information kiosks, drinking fountains).

If Metro-rail were ever to become feasible
within the Study Area, an afr rights type
station over I-66 at the proposed Legato

Road bridge near the proposed Fair Oaks

Mixed Use Core and the proposed Fairfax
County Center Mixed Use Core would be
appropriate.

(Refer to Recommended Transportation Infrastructure
Improvements map for transit system element locations);

Implementation Aspects

It is expected that bus loading zones and pedestrian
access systems to any future Metro-rail station be
provided by the developer (if applicable) for no
density bonus credit. Bus shelters and commuter
parking lot provisions by developers are considered
minor density bonus elements. Major density bonus
elements are Metro-rail parking lots, special car/
van pool programs, and local shuttle bus systems
(could be shared funding).

TRANS-
INFRASTRUCTURE
IMPROVEMENTS

INTERCHANGE
INTERSECTION
BUS ROUTE
PRIMARY
PEDESTRIAN
ROUTE
SEGONDARY
PEDESTRIAN
ROUTE
PARKING

'BUS STATION

e

Tl
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7.6.1.1.4 Currently Planned Transportation
Infrastructure Improvements for
Existing Road Network

Route 50

Route 50 is shown on the Comprehensive Plan

to be widened to eight lanes between the
North/South Connector and I-66., It is im-
possible to widen this section without major
reconstruction of the flyovers (designed.for
six lanes) and the interchange with I-66. An at-
grade intersection with West Ox Road would be
acceptable once the North/South Connector is
available to divert current West Ox Road
traffic to I-66 and Route 50. Potentially,
use of the flyover (with some improvements)
at Fair Oaks Mall for traffic destined to
development in the West Ox-Legato Road area
would also reduce the load on this inter-
section.

As currently exists, Route 50 will operate
at level-of-service "F" conditions during
peak periods in the dominant direction of
traffic and level-of-service "C" in the
opposite direction. Unrestricted access or
additional signals would cause conditions to
deteriorate.

Route 29

It is anticipated that Route 29 will remain
in its current four lane configuration,
However, its physical condition should be
improved by upgraded pavement widths and
surfaces, and improved sight distance and
intersection conditions. Access should be
controlled to the maximum extent possible,
particularly where sight distances are poor.
This can be accomplished through careful
attention to site planning. '

An at-grade intersection will be necessaryv

where Route 29 crosses the North/South. Connector.

It must be carefully coordinated with the
existing intersection at West Ox Road.

Route 29 serves traffic arriving from the
south via Clifton Road. The level-of-service
on Route 29 can be anticipated at "C"

west of West Ox Road, deteriorating to
level-of-service "F" at Waples Mill Road and-
Kamp Washington during peak hours.
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West Ox Road

West Ox Road will generally operate at
level-of-service "C" conditions. At the Route
50 intersection, conditions will reach level
"E" during peak hours. These conditions are
predicated on the development of the North/
South Connector, use of the existing Fair Oaks
Mall fly-over for adjacent site access and the
relocation of Legato Road to eliminate its
current intersection with West Ox Road close to
Route 50. If these improvements are not imple-
mented, West Ox Road may become even more congested.

Legato Road

It is recommended that, in order to maintain

its residential character, Legato road terminate
in a cul-de-sac south of I-66. It is also
recommended that existing use of Legato Road

as a major access to Fair Oaks Mall be termi-
nated in favor of a direct link from the Mall.
Ring Road to the proposed East/West Sub-Connector
when possible. The existing intersection

of Legato and West Ox Roads would be closed.

Stringfellow Road

The proposed North/South Connector will accommodate
most traffic currently occuring on String-

fellow Road. It will operate at level-of-service
"C" within the Study Area.

7?6.1.1.5 Pedestrian/Bicycle Systems
Pedestrian and bicycle path systems wi11‘pro-

vide major transportation alternatives for
access to employment, housing, recreational and

entertainment nodes. These Tinear circulation

systems will be incorporated internally idto

all development projects. Urban plazas. |
should be developed at all major faci]iti@s
where circulation paths intersect or converge
(nodes). The scale and detail of each system

or node development should relate in a hier-
archical manner to the use and intensity of

the area served (for example, more urban @reas ’
require larger linear circulation systems and
plazas than do single family residential neigh-
borhoods). Pedestrian/bicycle systems should be
"grade-separated" from major auto or rail
arteries for safety and convenience. Vertical-
and horizontal movement systems (e.g., escalators,
elevators, people-movers, ramps, stairs,

etc.) should be provided where needed. Handi-
capped-user access should be incorporated

into all major pedestrian systems.



7.6.1,2 Environmental Systems

7.6.1.2.1 Study Area-Wide Environmental
Quality Corridor (EQC) System

The EQC system not only provides an open

space linkage and buffer system for the Study
Area and its environs, but also proyides
substantial environmental protection. As
defined by the Office of Comprehensive Plan-
ning guidelines, the EQC system primarily
includes all areas within the 100 year
floodplain, floodplain soils, adjacent steep
slopes (greater than 15 percent) and a water
quality filter strip along all streams,

Preservation of the EQCs is a high priority
of the Land Use Plan. A comprehensive EQC
network, augmented by additional parks and
open space areas, provides an interconnecting
system of preserved natural environments
which should be maintained and protected for
their recreational, environmental and scenic
value.

A major amenity in the Study Area will be the
linear park which forms a transition from the
natural EQCs to the more urban areas of the
site. This pedestrian greenway linkage will
connect the Greenbriar open space system to
that of the Study Area. It also serves as a
linkage to, and buffer between, the residen-
tial, office, retail and commercial uses

within the Study Area. In addition, this
Tinear park functions as the pedestrian
connection between the Study Area's major

Tand use areas - Fair QOaks Core, Fajr Oaks
Mall, the proposed Fairfax County Center Core,
the proposed Fairfax County Center site and

the historic site alongside the Fast/West
Sub-Connector. The park additionally pro-
vides a high quality image for the Study Area,
accompTished by providing a landscaped entrance
sequence to the key areas within the Study Area.

Implementation Aspects

It is expected that private preservation of
the basic EQC (with continuity of public
access assured) or public dedication of the
basic EQC system will be provided by the
developer for no density bonus credit. Minor

bonuses can be obtained by provision of an’
expanded EQC (above OCP minimum) system as
increased on-site open space. Major bonuses
can be obtained by extraordinary sensitivity
to the environment and environmental systems
or extraordinary innovations in air, noise or
water pollution mitigation techniques.

7.6.1.2.2 Drainage Control (BMP)

In an effort to achieve the federal environ-
mental goals of fishable, swimmable waters in
Fairfax County, the Board of Supervisors has
adopted "Best Management Practices" (BMPs)
criteria in the Occoquan Watershed for non-
point source pollutien control. These criteria
prescribe land use-based management

techniques to achieve water quality goals
during the development process. Adherence to
these guidelines in site development activities
within the Route 50/1-66 Study Area will

assist in the control of water pollution
problems associated with increased development.

Implementation Aspects

It is expected that the following drainage

control methods will be used (as applicahle)

by developers for no density bonus: sedimentation
control, storm water detention, storm water
retention, erosion control, cluster development
and the provision of grassy swales (where
appropriate) and vegetative filter strip

areas. Use of especially innovative techniques
in these areas will result in awarding the
developer a major density bonus.

7.6.1.2.3 Preservation of Natural Resources

Basic environmental quality planning and
design standards are applicable throughout
the Study Area. Site design that minimizes
the disturbance of existing natural features
is desired. Road noise impacts should be
minimized; road and building siting should
maximize solar access potential. Open space
should be preserved on-site to the highest
degree possible, especially in aquifer
recharge areas. Air and water quality
poliution control and mitigation measures
should be utilized whenever possible.
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Implementation Aspects

No density bonus will be given the developer
for the following basic environmentally
sensitive activities: vegetation preser-
vation, surface water preservation (streams,
lakes, ponds, etc.), land form preservation,
minimization of site disturbance,. basic road-
noise mitigation efforts, and siting roads
and buildings for maximum solar access.

Substantial increases in on-site open space
and the protection of aquifer recharge areas
(through measures such as reduced impervious
surface areas) would offer minor dersity
bonuses to the developer.

The use of innovative techniques in the areas
of air, noise and water pollution control and
mitigation, and/or showing an extraordinary
sensitivity to the environment and envi-
ronmental systems (including vegetation,
water and land form) would be considered

major density bonus elements for the developer.

7.6.1.3 Public Service Site Dedications

Increased population requires an increase in
public services. These can include parks and
recreation facilities, schools, libraries and
police and fire facilities. In the Route
50/1-66 Study Area, the proposed Fairfax County
Center will include government offices and
facilities, as well as a regional reference
library.  There is an additional reference
library in Fairfax City. It is anticipated
that no other regional libraries will be
required. However, a community library
(which would include meeting rooms) may
become necessary if the area grows to such an
extent as to accommodate 50,000 people.

Construction of additional schools will also
be required. Elementary schools are built
for either 600 or 900 students; intermediate
schools for 1,200 and high schools for 2,400
pupils. It is likely that the Study Area
could eventually require an additional
intermediate and high school as well as four
or five elementary schools.
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With the construction of the Navy/Vale police
and fire sub-station at Route 50, it is not
anticipated that any such additional facilities

. would be required.

Dedication of additional parks would be
required to serve the needs of the anticipated
population. Community parks, at a rate of 83
useable acres per 1,000 people would become
necessary and should be provided. It is also
expected that stream valley parks, as part of
the EQC system, would be dedicated to the
County. The historic site commemorating the
Battle of Ox Hill should be expanded and
dedicated to the County Park Authority as

an historic park.

Implementation

It is expected that stream valley parks and
public site dedications for schools and
police and fire facilities (if needed) will
be dedicated without bonus density credit to
the developer.

Elements which qualify developers for minor
bonus density credits for developers include
dedication of natural/passive and neighborhood
parks, as well as site dedications for
libraries, community centers and government
offices and fagilities.

Elements which might qualify developers for
major density bonuses “include dedication of
community, county, historic and mini-parks,
as well as construction of public indoor
activity spaces including recreation centers,
meeting rooms, auditoriums and theatres.



7.6.1.4 Buffer/Re]ationships

Buffer needs between potentially incompatible
land uses can occur at varjous scales: Study
Area-wide, key area and land unit specific.
At the Study Area scale, the buffer mechanism
can be land use -types and/or densities plan-
ned in positive relationships to one another.
It is expected that transitions and buffers
will occur so that the peripheral land uses
of the Study Area would be compatible in type
and intensity to the adjoining areas outside
the study confines and so that existing
residential neighborhoods will be protected.
At a key area scale, both Tand use buffers
and physical buffers can be used effectively.
At an individual Tand unit scale, land use
buffering may not be always applicable, but
should be encouraged wherever possible. The
use of setbacks, land forms (earth berms) and
vegetative or structural (walls and fences)
screens at this scale is recommended as a
buffer treatment.

7.6.1.5 Land Use

In a Study Area-wide context, all Tand uses
act to reinforce the overall goals and objec-
tives of the plan in both their type and
arrangement. . A11 land uses should relate.
positively to the transportation and open
space systems (existing and proposed), as
well as to one another, in order to achieve
the highest collective plan quality.

The key proposed land use elements in the
Fairfax Center Area are the two mixed use
cores, the proposed Fairfax County Center, the

EmpTloyment Center West and the Golf Course Area.

These areas exhibit the greatest development
potential in the Study Area. When they are
developed in concert with their related trans-
portation and open space systems, they can pro-
vide the driving force of the Land Use Plan as
well as create the setting for the proposed
Fairfax County Center image area.

7.6.2 Key Area Recommendations

Due to their strategic locations, and sub-
stantial development potential, quality
development of the key areas is essential to
the success of the Land Use Plan.

The bonus density amenity/incentive relation-
ships that pertain to these key areas can be
found in the "Bonus Incentive Levels" section
of this document. The pertinent performance
criteria for specific components of the key
areas can be found, by use, in the "Use
Specific Performance Criteria"” section.

I1Tustrative concept plans which illustrate "
the desired site relationships, both graphically
and by written notation, complement the descrip-
tive text recommendations of this report. It

. is important to note that these concept plans

are schematic in nature, and are included for
general planning guidance. These plans are
not intended to be interpreted literally as
site plan constraints on developers. The inclusion
of these concept plans is not intended to
preclude creativity in site planning and
architectural design, but rather to encourage
it. It is assumed that the major issues are
noted, and that the retationships between
existing and proposed development are shown
on these plans, in the effort to assist the
Fairfax Center Implementation Review Board in
its decision-making process.
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7.7 USE SPECIFIC AND SPECIAL
CONDITION DEVELOPMENT CRITERIA

7.7.1 USE SPECIFIC CRITERIA

RESIDENTIAL/SINGLE FAMILY
DETACHED HOUSING CRITERIA

SITE PLANNING CHECKLIST

General

Integrate new development with existing and
future adjacent land uses.

" Plan development in reasonably scaled
"neighborhood" modules.

Provide appropriate level, scale and location
of support services/facilities (e.g.,
~ convenience commerical).

Provide pedestrian linkages to community-wide
amenity areas, services and facilities.

Consider potentia] highway noise impacts in
community/neighborhood/dwelling unit design.

MWMSAVA BAM-VRY ST

Utilize energy conservation criteria
in planning and design.

Access/Roads/Parking

Provide adequate, safe auto access to
neighborhoods from appropriate level roadways.

" Utilize a hierarchial system of internal
roadways; do not access homes directly onto
major collector roads.

Minimize natural site amenity disturbance
(e.g., quality trees, streams, etc.) through
sensitive road design/construction.

Road alignments should reinforce neighborhood
scale; avoid long, straight, nonotonous
residential streets,

Avoid on-street parking in low-density
neighborhoods; provide adequate off-street
spaces.

In dense developments, provide off-street,
screened parking areas for special vehicle
storage (e.g., "R.V.'s", boats, trailers, etc.).

Establish distinct utility and landscaping
corridors within street r.o.w.'s.

Orient roadways to maximize southern
(solar) exposure for frontage residences,
when possible.

Reduce amount of impervious surfaces (roads,
parking, buildings, etc.) through use
of cluster design techniques.
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Open Space/Community Facilities

Integrate natural open space amenities into
overall neighborhood design.

Provide continuous pedestrian/open space
system linking neighborhood activity nodes
internally and externally.

Provide public park and recreational areas/
facilities for residents' use; Tink to the
open space system.

Design safe pedestrian system crossings at
roads; provide grade-separated intersections
when possible.

Utilize natural (especially wooded) open space
corridors/areas as transition zones, visual
amenities and buffers.

Buffers

Utilize varying types and density/intensity.of
development as buffers for incompatible uses.

Take advantage of natural landscape edges and
elements in buffering and defining neighborhood
units.

Utility/Service Areas

Utilize grass swales for surface drainage,
when possible.

Provide stormwater detention/retention
structures which can be retained as open space
amenities.

Place all electrical utility lines underground;
screen utility substations and service areas
from public view.

ARCHITECTURAL DESIGN CHECKLIST

Scale/Mass/Form

Provide general consistency in residential
dwelling scale within each neighborhood.

Create interest through sensitive detailing
and use of basic geometric forms for dwelling
units.

Utilize varied setbacks to create interesting
architectural (mass) relationships to the
street.

Cluster units around courtyard-like areas to
reinforce neighborhood scale.

Functional Relationships/Facade Treatment

Sefect and site appropriate building types with

respect to natural topography (e.g., split
Tevel vs. slab, etc.)

When units are in close proximity, locate
windows/doors for maximum privacy between
units.
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Site units to maximize potential for shared or
paired driveway entrances.

Segregate primary building entries from
service type entries.

Utilize current energy conservation technology
in architectural and heating/cooling systems
" design.

Minimize solar heat gain for cooling and )
maximize solar heat gain/retention for heating
by sensitive design treatment.

Establish dwelling cluster architectural theme
consistency, while avoiding literal facad
repetition, :

Utilize similar architectural materials within
a given cluster of dwellings.

Keep architectural facade material types to a
minimum on any single dwelling.

Carry all attached facade materials (such as
woad siding) down to a finished grade eleya-
tion or paint to match adjoining facade.

LANDSCAPE ARCHITECTURAL CHECKLIST

Landscaping

Preserve existing quality vegetation to
greatest extent possible, integrating it into
new designs.

Restore disturbed areas to a visually appealing
landscape character through landscape archi-
tectural treatment.

Provide street trees a]ong'a11 roadways; use
consistent species groupings to reinforce
neighborhood character.

Locate street trees along roadways in landscape
corridors away from underground utilities.

Utilize special landscape treatments to
identify and reinforce cormunity and neighbor-
hood entry areas.

Utilize special landscape treatments to define
primary building entry zones.

Use plant materials to define private outdoor
social spaces for each unit, as needed.

Buffer incompatible uses with land forms and/or
landscape materials as needed.

Use overhead canopy, intermediate focus and
ground cover type plants to achieve functional
goals.

Provide well landscaped special use areas for
neighborhood residents (e.g., pool areas, parks,
etc.).

Promote seasonal visual interest at major )
neighborhood focal points by using flowers and
ornamental shrubs, trees, etc.
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Select Tow maintenance landscape materials for
large neighborhood common areas. not likely to
receive consistent maintenance.

Protect solar access to buildings when incor-
porating landscape materials.

Site Furnishings/Signing and Lighting
Provide a well-designed signage system to

identify and direct safe movement throughout
the community -~ vehicular and pedestrian.

Provide well designed neighborhood entry signs
at major auto/pedestrian entry areas.

Provide roadway and pedestrian lighting systems - - — - o :

consistent in style/intensity with each system : . . :

hierarchy. ) Entry Shveet r\le,.ﬂlqbovhmd Comm Evrtw] Sign
’ . l4uAd€Cd1oin

Provide special neighborhood entry area and om 3

identification sign lighting. .

Ensure neighborhood architectural theme and
light fixture style consistency.

Provide individual dwelling unitientry zohe and
street number illumination 1ighting.

= e

Avea -Wide b+ Connechor

Site Furnishing/Fencing/Mailboxes

Avoid fencing along lot lines betwéen homes;
this practice reduces the visual depth and
width of individual properties.

Utilize fencing materials which relate to the
proposed function of the fence (e.g., solid
for privacy).

Utilize fencing materials and style consistent
with dwelling architectural materials and
style.

Avoid Tong, monotonous solid wall or fence-
lines by using jogs or setbacks for visual
interest.

If roadside mailboxes are used, provide units Minor(Local) Sveet WPWM L\QHTlN@
consistent to neighborhood or cluster archi-
tecture/style. .

Site Furnishings/Minor Structures

Outdoor utility sheds/bui1dings'shouid relat
- to dwelling architecture and style. o

157



RESIDENTIAL/SINGLE FAMILY ATTACHED/
MULTI-FAMILY LOW-RISE HOUSING CRITERIA

SITE PLANNING CHECKLIST

General

Integrate new development with existing and
future adjacent land uses.

Plan development in reasonably scaled
"neighborhood" modules.

Provide appropriate level, scale and locatﬁon
of support services/facilities (e.g.,
convenience commerical).

Provide pedestrian linkages to community-wide
amenity areas, services and facilities.

Consider potential highway noise impacts in
community/neighborhood/dwelling unit design.

Utilize energy conservation based criteria
in planning and design.

Emphasize the placement of clusters of multi-
family buildings sensitively in the existing
landscape context.

Incorporate neighborhood "convenience" service
structures into the development architecturally,
spatially and functionally.

T 50T % —%

Access/Roads/Parking

Provide adequate, safe aufo access to the
neighborhoods from appropriate level roadways.

Utilize a hierarchial system of internal
roadways and drives; do not.access units directly
onto major collector roads.

Minimize natural site amenity disturbance (e.g., :i: : I ]
quality trees, streams, etc.) through sensitive Ajﬂnw e ;

street/parking design/construction. --m J,ml,[,"l‘
e A

Road alignments should reinforce neighborhood - ’f?iiﬂs
scale; avoid long, straight, monotonous .
residential streets.

Avoid on-street parking; provide adequate
off-street parking areas in scale with archi-
tectural masses.

Provide off-street, screened parking areas for
special vehicle storage (e.g., R.V.'s, boats,
trailers, etc.).

Establish distinct utility and landscaping
corridors within street rights-of-way.

Orient roadways to maximize southern (solar)
exposure for frontage residences, where possible.

Reduce impervious surfaces (roads, parking,
buiidings, etc.) through use of cluster design
techniques.
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Provide adequate, convenient parking, buffered
from primary views from streets and dwelling
units by setbacks, .landscaping, fencing or
other architectural elements.

Providg adequate emergency vehicle turn-around
space in close proximity to dwelling units;
incorprate into parking/dive/street Tayout.

Adhere to existing Fajrfax County development
standards for parking space and driveway minimum
dimensions, etc.

Consider use of special paving materials for
sma11~sc§1e parking areas in harmony with site
and architectural design materials.

Consider use of covered parking for primary
car spaces in front of units (carports and
garages).

Open Space/Community Facilities

Integrate ﬁatura] open space amenities into
overall neighborhood design. :

Provide a continuous pedestrian/open space
system 1inking neighborhood activity nodes
internally and externally.

Provide courtyard, park and recreational areas/
facilities (e.g., swimming pools, tennis courts,
tot lots, ete.) for resident's use; link to

the open space system.

Design safe pedestrian system crossings at
roads; provide grade-separated intersections
when possible. :

Utilize natural (especially wooded) open space
corridors/areas as transition areas, visual
amenities and buffers.

Relate community and neighborhood-wide facilities

functionally (access, proximity, etc.) to.other
uses within the development.

Buffers

Utilize varying types and density/intensity of
development as buffers for incompatib]g uses.

Take advantage of natural Tandscape edges and
elements in buffering and defining neighborhood
units.

Promote privacy between units with setbacks,
plant materials, fences and grade changes.

Utility/Service Areas

Utilize grass swales for surface drainage
whenever possible.

Provide stormwater detention/retention
structures which can be retained as open space
amenities.

Place all electrical utility Tines underground;
screen utility substations, service areas and
heating/ventilation eguipment from public view.

Screen refuse container ('dumpster')} areas from
view, but maintain good service vehicle access.
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ARCHITECTURAL DESIGN CHECKLIST

Scale/Mass/Form

Provide general consistency in residential
dwelling scale within each neighborhood.

Create interest through sensitive detailing and
use of basic geometric forms for dwelling units.

Utilize varied setbacks to create interesting
architectural (mass) relationships to the
street.

Cluster units around courtyard-Tike areas
(1andscaped parking or plaza) to reinforce
neighborhood scale.

Create generally low-scaled masses for
buildings; do not make buildings
excessively long.

Wq it 4caty
with Vavied detniling-
w Atached Unit-design.-

ﬁﬁ Slab or

b e s ot e

Functional Relationships/Facade Treatment

Select and site appropriate building types with
respect to natural topography (e.g., split

et Basement”

level vs. slab, etc.)

| S

When end units are in close proximity,
locate windows/doors for maximum privacy

between units.

Selit -

/j an;rv’!‘oj%a*
B

Side-toSide

Segregate primary building entries from I""’é—
service type entries. rront
Utilize current energy conservation technology : /ATON
in architectural and heating/cooling systems
design. .

Minimize solar heat gain for cooling and
maximize solar heat gain/retention for heating
by sensitive design treatment.

Establish dwelling cluster architectural theme
consistency while avoiding literal facade
repetition among units.

Utilize similar architectural materials within
a given cluster of dwellings.

Keep architectural facade material types to a
minimum on any single dwelling.

Carry all attached facade materials (such as
wood siding) down to a finished grade elevation,
or paint to match adjoining facade.

__ Incorporate special, landscaped transition areas chs;in.%
at dwelling unit entry areas into building/site (mr}r,
design. ' é

L Splib
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Consider the inclusion of cevered unit entry

areas in architectural design. D
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LANDSCAPE ARCHITECTURAL CHECKLIST

Landscaping

Preserve existing quality vegetation to greatest
extent possible, integrating it into new designs.

- Restore disturbed areas to a visually appealing
landscape character through landscape archi-
tectural treatment.

Provide street trees along all roadways, use
consistent species selection per street to
reinforce neighborhood character.

Locate street trees along roadways in landscape
corridors away from underground utilities.

Utilize special landscape treatments to identify
and reinforce community, neighborhood and
building cluster entry areas.

Utilize special landscape treatments to define
primary building entry zones.

Use plant materials to define private outdoor
social spaces for each unit, as needed.

Buffer incompatible uses with land forms and/or
landscape materials as needed.

Use overhead canopy, intermediate focus and
ground cover type plants to achieve functional
goals. '

Provide well landscaped special use areas for
neig?borhood residents (e.g., pool areas, parks,
ete. ).

Promote seasonal visual interest at major
neighborhood focal points by using flowers and
ornamental shrubs, trees, etc.

Select Tow maintenance landscape materials for
large neighborhood common areas not likely to
receive consistent maintenance.

Shade and visually "break up" large parking
areas by planting canopy shade trees in planting
islands.

Protect solar access to buildings when incor-
porating Tandscape materials.

Site Furnishings/Signing and Lighting

Provide a well-designed signage system to
identify and direct safe movement throughout the
community -- vehicular and pedestrian.

Provide well designed neighborhood entry signs at
major auto/pedestrian entry areas. .

Provide roadway and pedestrian lighting systems
consistent in style/intensity with each system
hierarchy.

Provide special neighborhood entry area and
identification sign Tighting.

Ensure neighborhood architectural theme and
light fixture style consistency.

Privde ‘
o 5""4'"‘1‘**"1 i

‘t.»ﬁpu«!l Lawdecape Traatmnts

ighborhoed [Commumit Evity S4
amd/LaMscw?m;m] i
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Provide individual dwelling unit entry zone and
street number illumination lighting.

Site Furnishing/Fencing/Mailboxes

Utilize walls and fencing along Jot Tines
between units to provide privacy for outdoor
activity areas in front and rear of units when
possible.

Utitize féncing materials which relate to the
proposed function of the fence (e.g., sotid for
privacy).

Utilize wall or fencing materials and style
consistent with dwelling architectural materials
and style.

Avoid long, monotonous solid fencelines by using
Jjogs or setbacks for visual interest.

If curbside mailboxes are used, provide multi-
box units consistent to the building cluster
architecture/style.

Site Furnishings/Minor Stru ctu}‘es/Seating

Outdoor utility sheds/buildings should relate
to dwelling architectural materials and style.

Provide bus shelters at major roadway entries as
needed to serve residents utilizing existing or
proposed transit services.

Consider the provision of gazebos or other
outdoor shelters with architectural design
compatible to residential building design.

Consider provision of other outdoor architectural Cb%\dw ?‘fm‘ﬂm/\

elements, such as trellis' or kiosks. ) Wo"a‘e MW {-m m

Provide outdoor seating at appropriate activity .
areas (e.g., tot lots, pool area, etc.). V.ZCVMM/W VF&CL W

Provide hard-surfaced landscaped recreational
areas, especially around swimming pool/clubhouse
areas.

Out'dwv'éeahnﬁ N ~
of Activity Avcas N
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RESIDENTIAL/MULTI-FAMILY-ELEVATOR
HOUSING CRITERIA

SITE PLANNING CHECKLIST

General

Integrate new development with existing and
future adjacent land uses appropriately;
Tocating it near employment/shopping cores
and mass transit access points.

Plan development using reasonably scaled archi-
tectural masses, which relate positively to
site and adjacent use conditions through
siting, setbacks and landscaping.

Provide appropriate level, scale and Jocation
of support services/facilities (e.g., .
convenience commerical), integrated into over-
all architectural design.

Provide pedestrian linkages to community-wide
amenity areas, services and facilities.

Consider potential highway noise imp&cts in
communi ty/neighborhood/dwelling uhit'design.

Utilize energy conservation based criteria
in planning and design.

Fivd ao\m-‘f—’ga_di*'

Provide a quality visual image to all (off-site)
public views, as the structure will be
considered an area-wide visual amenity.

Take care in siting tall structures to avoid
(sun) shading of structures on adjacent lots.

Access/Roads/Parking

Provide adequate, safe auto access into the
site from appropriate level roadways.

Utilize a hierarchial system of internal streets
and drives; do not access buildings directly
onto major roads.

Minimize natural site amenity disturbance (e.g.,
quality trees, streams, etc.) through sensitive
street/parking Tot design/construction.

Segregate resident and service entry areas,
provide adequate area for service/emergency
vehicle access and operation.

Avoid on-street parking; provide high image
off-street parking areas in scale with
pedestrians.

In dense developments, provide off-street,
screened parking areas for special vehicle
storage (e.g., "R.V.'s", boats, trailers, "
etc. ).

Utilize structured parking whenever possible;
integrate parking decks into overall building
architecture.

Provide a well-landscaped, high image auto
passenger 'drop-off' zone at major
residential building entry.
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Reduce impervious surfaces (roads, parking,
buildings, etc.) through use of cluster
design techniques and deck parking provision.

Establish distinct utility and landscaping
corridors within street rights-of-way and
parking areas.

Adhere to existing Fairfax County development
standards for parking space and drive minimum
dimensions, etc.

- (= Primaary Enwy _
o

Open Space/Community Facilities

N

Snace
Aveq

Integrate natural open space amenities into
overall site plan development.

Provide a continuous pedestrian/open sbace
system linking on- and off-site activity nodes.

Provide courtyard, park and recreational areas/
facilities (e.g., pools, tennis courts, tot
lots, ete.) for residents' use; link to the
open space system.

Design safe pedestrian system crossings at
roads; provide grade-separated intersections
when possible.

Utilize natural (especially wooded) open space
corridors/areas as transition zones, visual
amenities and buffers.

Integrate on-site service and amenity features
into overall functional and design scheme.

Buffers

Utilize varying scale and arrangements of
structures on-site to act as buffers for
incompatible use relationships.

Take advantage of natural landscape edges and
elements in buffering and defining architectural
elements.,

Utilize architectural elements (walls,
buildings, etc.) as visual and ‘roadway noise
buffers. : :

Utility/Service Areas

Utilize curb and gutter systems within the
‘primary building and parking zone for auto and
drainage control.

Aw§y from the major architectural/parking core,
utilize grass swales for surface drainage
whenever possible.

Provide stormwater detention/retention
structures which can be retained as open space

amenities.
__ Place all electrical utility lines underground; g e rG
screen utility substations and service areas v S i N l'//'”///“ p g —7

from public view.
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ARCHITECTURAL DESIGN CHECKLIST

Scale/Mass/Form

Maintain relatively simple massing in tall
structures, with openings and entries clearly
articulated through building offsets and
texture/material changes.

Adhere to established Fairfax County building
bulk and setback requirements.

Utilize varied setbacks to create interesting
architectural (mass) relationships to the street.

Cluster buildings around courtyard-like areas
to reinforce neighborhood scale.

TS W AL
B N S Py

Integrate architectural masses/forms into
natural topography of site.

[T

Functional Relationships/Facade Treatment

Select and site appropriate building types with
respect to natural topography.

When buildings are adjacent, .orient primary
facades for maximum privacy between buildings.

Segregate primary building entries from
service type entries.

Utilize current energy conservation technology in
architectural and heating/cooling systems design.

Minimize solar heat gain for cooling and
maximize solar heat gain/retention for heating
by sensitive design treatment.

Dwelling unit number and arrangement for each
building should reinforce feeling of security
and "neighborhood” among residents.

Avoid "false facade" treatments which are
unrelated to building form/function.

Carefully select and restrict the variety of
architectural facade materials for each building,
but avoid "monolithic" facade treatments.

Integrate community and resident service uses
into building architecture.

Incorporate major landscaped plazas at major building
entrances, featuring special paving, seating,
plantings and water features such as fountains
LANDSCAPE ARCHITECTURAL CHECKLIST

Landscaping

Preserve existing quality vegetation to greatest
extent possible, integrating it into new designs.

Restore disturbed areas to a visually éppea]ing
Tandscape character through landscape archi-
tectural treatment.

Provide street trees along all roadways and
shade trees in parking areas; use consistent
species groupings to reinforce the residential
development character and identity.

Provide well landscaped special use areas for neigh-
borhood residents (e.g., pool areas, parks, etc.).




Utilize special landscape treatments to define
primary building entry zones.

Buffer incompatible uses with land forms and/or
Tandscape materials as needed.

Use overhead canopy, intermediate focus and ground
cover type plants to achieve functional goals.

Locate street trees along roadways and parking
areas in landscape corridors away from under-
ground utilities.

i Utilize special landscape treatments to identify and
reinforce community and neighborhood entry areas.
Promote seasonal visual interest at major
neighborhood focal points by using flowers and
ornamental shrubs, trees, etc.

Select low maintenance landscape materials for
common areas not Tikely to receive consistent
maintenance.

Protect solar access to buildings when incorpor-
ating landscape materials.

Site Furnishings/Signing and Lighting
Provide a well-designed signage system to

identify and direct safe vehicular and
pedestrian movement throughout the site.

' Provide well designed site entry signs at major
auto/pedestrian entry areas.

Provide street, parking and pedestrian lighting
systems consistent in style/intensity with each
system's needs.

Ensure site-wide architectural theme and light
fixture style consistency.

Utilize special 1ighting techniques, such as
up-lighting, to accentuate primary entry
plazas and high-image architecutral elements.

Site Furnishings/Walls and Minor Structures

Utilize concrete or masonary walls in con-
junction with building style and materials for
screening and grade-change accommodation.

Avoid Tong, monotonous walls by incorporating
jogs or setbacks for visual interest.

If entry gates are used, ensure that design is
high quality and integrated into adjacent wall
architecture.

Provide bus shelters at major site entries as
needed to serve residents utilizing existing or
proposed transit services; integrate structure
design into project architectural theme, if
possible.

Consider the provision of gazebos, information
kiosks or other outdoor structures for resi-
dent's use.

Provide outdoor seating, some covered, at major
on-site activity areas.

Provide hard surfaced recreational areas on-site

{e.q., tennis courts, play courts, pool-side
areas, etc. ).
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COMMERCIAL/LOW DENSITY OFFICE
AND NEIGHBORHOOD CENTER CRITERIA

SITE PLANNING CHECKLIST

General

-Integrate new development with existing and-
future adjacent Tand uses appropriately; locate
new centers with quality vehicular and pedestrian
access.

Select type and scale of commercial office uses
within each development which will serve local
area needs.

Utilize criteria for shared parking and open
space between uses in site development, if
feasible.

Provide pedestrian Tinkages to residential
neighborhoods and community-wide amenity areas,
services and facilities.

Utilize energy conservation based criteria
in planning and design.

Access/Roads/Parking

Provide adequate, safe auto access into the
center from appropriate level roadways.

Provide well screened off-street parking areas
for customers; keep these parking lots in scale
with the development and neighborhcod.

Minimize natural site amenity disturbance (e.qg.,
quality trees, streams, etc.) through sensitive
parking and building design/construction.

Establish distinct utility and landscaping
corridors within street rights-of-way and
parking areas.

Segregate service and maintenance drives and
parking areas from customer entry and parking
zones. :

Reduce impervious surfaces (drives, parking,
buildings, etc.) through use of cluster
design techniques.

Provide a well-landscaped, high quality. image
toward the street, and buffer service areas from
public view.

Adhere to existing Fairfax County development
standards for minimum parking space and driveway
dimensions. :

Open Space/Community Facilities

Integrate natural open space amenities into
overall site design.

Provide on-site pedestrian system links to
neighborhood and community-wide pedestrian
systems.
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Consider inclusion of neighborhood-Tevel
facilities as part of a mixed use program for
neighborhood centers (e.g., recreation uses
and ;maﬂ commercial, office and service uses,
ete.

Design safe pedestrian systems on-site;
incorporate handicapped-access elements, such as
ramps, into system design.

Utitize natural (especially wooded) open space
corridors/areas as transition areas, visual
amenities and buffers.

Buffers

Utilize varying scales and arrangment of
buildings on-site as buffers for incompatible
use relationships.

Take advantage of natural landscape edges and
elements in buffering and defining neighborhood
center components. :

Utilize architectural elements (walls, buildings,
etc.) as visual and roadway noise buffers. :

Utility/Service Areas

Utilize curb and gutter drainage systems adjacent
to buildings and main parking areas, but use
grass swales, when possible,; in other areas
on-site.

Provide stormwater detention/retention

_structures,” as.needed, which can be retained

as open space amenities.

" Place all electrical utility lines underground;

screen utility substations and service areas
from public view.

Screen all service/maintenance areas from public
view.

Provide for safe on-site storage and off-site
disposal of refuse and wastes generated by
commercial/service uses.

ARCHITECTURAL DESIGN CHECKLIST

§cale/Mass/Form

Provide general consistency between neighborhood
residential unit scale and proposed neighbor-
hood/commercial/office complex scale.

Create interest through sensitive detailing
and use of basic geometric forms for commercial
structures.

Utilize varied building facade setbacks to
create interesting architectural (mass)
relationships to the street.

Clustér buildings around courtyard-1ike areas to
reinforce neighborhood scale. o
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Functional Re]atﬁonships/Facade Treatment

Select and site appropriate building types with
respect to natural topography.

Utilize current energy conservation technology
in architectural and heating/cooling systems
design.

Minimize solar heat gain for cooling and
maximize solar heat gain/retention for heating
by sensitive design treatment.

Establish center-wide architectural theme
consistency.

Utilize similar architectural materials within
the center development.

LANDSCAPE ARCHITECTURAL CHECKLIST

Landscaping

Preserve existing quality vegetation to
greatest extent possible, integrating it
into new designs.

Restore disturned areas to a visually appealing
Tandscape character through landscape archi-
tectural treatment.

Provide shade trees in all parking lots; use
consistent species groupings to reinforce
development character.

Locate street trees along roadways and parking
areas in landscape corridors away from under-
ground utilities.

UtiTize special landscape treatments to identify
and reinforce the center's entry areas.

__ Utilize special landscape treatments to define : Illilllllllllllul @ Wt
primary building entry zones. ’ Plauting & Ukilit “hyeet
Covidor Utilities _ Tree

Buffer incompatible uses with Tand forms and/or
landscape materials as needed.

Use overhead canopy, intermediate focus and
ground cover type plants to achieve functional
goals.

Promote seasonal visual interest at major
neighborhood focal points by using flowers and
ornamental shrubs, trees, etc.

Select low maintenance landscape materials for
areas not likely to receive consistent main--
tenance.

Protect solar access to buildings when incor-
porating landscape materials.

Site Furnishings/Signing and Lighting

Provide a well-designed signage system to
identify buildings and direct safe movement
for ingress and egress (vehicular and
pedestrian).
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-Provide well designed project entry signs at
major auto/pedestrian entry areas.

Ensure quality design for commercial .signs
on-site and on building facades; all buildings
(within the same development) should portray
consistency in signing criteria adherence.

Control the use of temporary commercial
advertising signs; do not use movable signs
with flashing Tights along street edges.

Ensure neighborhood architectural theme and
1ight fixture style consistency.
Stove.

Site Furnishing/Fencing/Walls/Minor Structures

Utilize materials which relate to the proposed
function of the fence or wall {e.g., solid for
privacy). . .

Utilize wall and fence materials and style
consistent with the center's architectural
materials and style.

Avoid Tong, monotonous solid wall or fencelines
by using jogs or setbacks for visual interest.

Outdoor utility sheds/buildings should relate
to major building architecture and style.

Provide walled enclosures to screen outdoor
storage and refuse (dumpster) areas.

Keep architectural facade material types to a
minimum on any single building facade.

Carry all attached facade materials {such as
wood siding) down to a finished grade elevation,
or paint exposed walls to match such facades.

Avoid "false facade" treatments which are
unrelated to building form/function.

Carefully select and restrict the variety
architectural .facade materials for each building.




COMMERCIAL/CAMPUS STYLE QFFICE PARK CRITERIA

SITE PLANNING CHECKLIST WO—DM‘ andcarned G\VUUMAJ UW AV(AM‘}@()J‘MNC
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éh,n.4y Do Ny ;,é»,
/ I\ AL T e
__ Integrate new development with existing and o2 (/7 M\ A, = c
future adjacent land uses appropriately. /3, .’“‘:2‘: ,/ ,El ’.__ =h"~~l~
A 7. ‘- [ 7
__ Plan development in relatively large-scaled 7. N P R h--- .."'.
tracts to assure substantial open space . ) . ... »
provision. RN K “4) .

Establish a strong sense of identity for each
particular office “"campus or park".

Provide appropriate level, scale and location
of support services/facilities (e.g., eating,
establishments, business support and conve-
nience commerical) to serve employees/
businesses locally.

Provide pedestrian linkages to community-wide
amenity areas, neighborhoods, services and
facilities. :

Utilize energy conservation based criteria

in planning and design. -

Access/Roads/Parking

Provide adequate, safe auto access into the
development from appropriate level roadways.

Utilize a hierarchial system of internal
drives and roadways; do not access parking
directly onto major collector roads.

Minimize natural site amem'tyl distuv)“bance
(e.g., quality trees, streams, etc.) through . P
sensitive road, building and parking design/ %A‘hn\ Uls‘lbY )' MW I
construction. s .
omd Sovice(tit) vehicle avess:

Provide well screened off-street parking

areas for employees/visitors. @’y\ ANA ‘ ‘5 I C "."'-r:g,q

Road ah"gnments should reinforce "campus"
quality and scale; avoid long, straight,
monotonous street layouts.

Provide some parking areas for compact cars
in order to reduce the area of impervious
site cover.

Provide screened parking areas for special
vehicle parking/storage (e.g., maintenance
vehicles, trailers, equipment, etc.).

Establish distinct utility and Tandscaping
corridors within street rights-of-way and
parking areas.

Segregate service, maintenance and loading
zones from employee/visitor vehicle areas.

Orient roadways to maximize southern (solar)
exposure for office buildings, when possible.

Provide a well-Tandscaped high quality image
toward the street.




Reduce impervious surfaces (roads, parking,
buildings, etc.) through use of cluster design
techniques.

Adhere to existing Fairfax County development
standards for minimum parking space and
driveway dimensions.

Open Space/Community Facilities

Integrate natural open space amenities into
overall site design.

Provide a continuous pedestrian/open space
system linking activity nodes internally and
externally.

Design safe pedestrian system crossings at
roads; provide grade-separated intersections
at these points when possible; incorporate
handicapped access elements, such as ramps,
into system design.

Utilize natural (especially wooded) open space
corridors/areas as transition zones, visual
amenities and buffers.

Buffers

Utilize varying scales and arrangements of
building masses as buffers for incompatible
use relationships.

Take advantage of natural landscape edges and
elements in buffering and defining building and
parking zones.

Utilize existing vegetation masses along with
earth berms and architectural walls as visual
and roadway noise buffers.

UtiTity/Service Areas

Utilize grass swales for surface drainage
whenever possible.

Provide stormwater detention/retention
structures which can be retained as open space
amenities.

Place all electrical utility Tines underground;
screen utility substations and service areas
from public view.

Provide for safe on-site storage and off-site
disposal of refuse and wastes generated by
commercial/service uses. :

Consider “common" solar energy systems serving
entire office park developments, when feasible.

ARCHITECTURAL DESIGN CHECKLIST

Scale/Mass/Form

Provide general consistency in architectural
scale within each development cluster.

Create interest through sensitive detailing
and use of basic geometric forms reflecting
building function.
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Utilize varied building/facade setbacks to
create interesting architectural {mass)
relationships to the street.

Cluster buildings around courtyard-1ike
amenity areas to create a strong sense of
"arrival" for pedestrians.

Buildings with Targe-area structural modules
should be located on flat or gently sloping
sites only.

Functional Relationships/Facade Treatment

Sg]ect and site appropriate building types
with respect to natural topography.

Segregate primary building entries from
service type entries.

Utilize current energy conservation technology
in architectural and heating/cooling systems
design.

Minimize solar heat gain for cooling and
maximize. solar heat gain/retention for heating
by sensitive design treatment.

Establish architectural theme consistency
throughout each office complex.

Utilize similar architectural materials within
a given cluster of office buildings.

Keep architectural facade material types to a
minimum on any single building facade.

Carry all attached facade materials down to a
finished grade elevation, or paint exposed
walls to match such facade materials.

Avoid "false facade" treatments which are
unrelated to building form/function.

Carefully select and restrict the variety of
architectural facade materfals for each
building or building cluster.

LANDSCAPE ARCHITECTURAL CHECKLIST

Landscaping

Preserve existing quality vegetation to
greatest extent possible, integrating it into
new designs.

Restore disturbed areas to a visually
appealing landscape character through landscape
architectural treatment.

Provide shade trees in all parking lots; use
consistent species groupings to reinforce
development character.

Locate street trees along roadways in landscape
corridors away from underground utilities.

UtiTlize special Tandscape treatments to
identify and reinforce major office park and
site entry areas.

Utilize. special landscape treatments to define
primary building entry zones.




Buffer incompatible uses with land forms and/or
landscape materials as needed.

Use overhead canopy, intermediate focus and
ground cover type plants to achieve functional
goals.

Promote seasonal visual interest at major
architectural and site focal points by using
flowers and ornamental shrubs, trees, etc.

Select Tow maintenance landscape materials for
areas not 1ikely to receive consistent main-
tenance; maintain landscape materials in all
entry and streetscape areas.

Protect solar access to buildings when incor-
porating landscape materials.

Site Furnishings/Signing and Lighting

Provide a well-designed signage system to
jdentify buildings and direct safe vehicular
and pedestrian movement throughout office
devetopment.

Provide well designed office park and site
entry signs at major auto/pedestrian entry
areas.

Provide roadway and pedestrian lighting systems
consistent in style/intensity with each system
hierarchy.

Ensure quality design for commerical office
signs on-sit