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STAFF REPORT FOR PLAN AMENDMENTS
2013-1II-FC1(B) and 2016-111-FC1

BACKGROUND
Authorization

On July 9, 2013, the Fairfax County Board of Supervisors (Board) authorized Plan Amendment
(PA) 2013-III-FC1, the Fairfax Center Area Study, as part of the 2013 Pilot Comprehensive Plan
Amendment Work Program. The study was divided into two phases that correspond to the
designations on the Concept for Future Development for the area. The first phase of the study,
PA 2013-III-FC1(A)/S13-1II-FC1, examined the “transition areas,” the Low Density Residential
Areas and the Suburban Neighborhoods at the periphery of the study area. This phase was
completed in December 2014. Phase I added options for residential use and an assisted living
facility to land use recommendations for certain parcels along Lee Highway. Editorial
amendments to reflect implementation were also adopted, which updated public facilities and
park recommendations, Tax Map parcel numbers, removed plan options that can no longer be
implemented, and adjusted sub-unit boundaries.

The second phase of the study, PA 2013-1II-FC1(B) and the subject of this staff report, examines
the Suburban Center and Area-wide Recommendations for the Fairfax Center Area. One
additional Board-authorized Plan amendment is under review concurrently with PA 2013-III-
FCI(B). On February 16, 2016, the Board authorized PA 2016-11I-FC1 to consider residential
density on Tax Map parcel 56-1((1))35 in the Fairfax Center Area, generally located north of Lee
Highway (Route 29) and west of Legato Road in the Springfield Supervisor District. The Board
requested that staff consider residential density up to 12 dwelling units per acre (du/ac) for the
subject property.

Public Outreach

Public engagement for the Phase II of the Fairfax Center study began with an open submission
process that helped shape the scope of work. This submission process provided an opportunity
for the public and staff to propose areawide and site-specific changes to the Comprehensive Plan
text for the Suburban Center and Areawide Recommendations. Eighteen submissions were
received during spring 2015 online and in print in the study.

An extensive working group-review process followed the submission process. The citizen-led
Fairfax Center Area Study — Phase I Working Group, appointed by the four Supervisors and
supported by county staff, gathered input, discussed proposed Plan changes, and guided the
evaluation and recommendations for the Suburban Center and Areawide Recommendations. The
working group met monthly for a 16- month period between July 2015 and October 2016. The
working group examined the 20-30 year vision for the Suburban Center to reinforce the goal that
Fairfax Center is a premiere place to live, work, and play, with the greatest intensity focused
around a central mixed-use core area. The group redefined the Core Focus Area and developed a
set of guiding principles for the Fairfax Center Area. Based on these principles, the working
group collaborated with staff to revise the Areawide guidance to incorporate current countywide
policy and practice and developed recommendations for a number of land use and intensity
changes on specific sites within the Suburban Center.

For site-specific land use and intensity changes, the working group and staff used the
1
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submissions to formulate land use scenarios for infill development or redevelopment
opportunities. A high-end land use scenario maximized the development potential in keeping
with the transit-oriented development principles for the Core Focus Area sites and reflected the
proposed land use and intensity on the submission sites outside of the Core Focus Area. A mid-
level range reflected existing conditions and/or established a benchmark between the existing
Plan recommendations and the high-end scenario. The scenarios were analyzed to gauge the
impacts of the potential development in terms of land use, transportation, the environment,
public facilities, among others.

The working group concluded their work with a set of recommendations for revised Areawide
guidance and land use and intensity changes on specific sites within the Suburban Center. The
working group’s recommendations for sites in the Core Area Focus present revised Areawide
guidance and land use changes that could be accommodated without Chapter 870 transportation
analysis. Consideration of higher intensity options subject to Chapter 870 review will be
presented in a Phase III of the study. A record of the Working Group effort including reports,
presentations and documents in support of the study may be viewed on the study website:
http://www.fairfaxcounty.gov/dpz/fairfaxcenter or by contacting the Department of Planning and
Zoning.

The Springfield Land Use Committee reviewed and made recommendations for PA 2016-I11-
FC1 in October 2016, which concerns property at Lee Highway and Legato Road.

CHARACTER OF THE AREA

The Fairfax Center Area is located in central Fairfax County, consisting of approximately 5,500
acres. Main thoroughfares include Lee-Jackson Memorial Highway (Route 50) to the north, Lee
Highway (Route 29) to the south, Shirley Gate Road to the east, and Stringfellow Road to the
west. [-66 bisects the study area. The area extends over four Magisterial Districts (Sully,
Providence, Braddock, and Springfield). As mentioned previously, the central portion of the
Fairfax Center Area is classified in the Concept for Future Development as a Suburban Center,
while the periphery is classified as Suburban Neighborhoods and Low Density Residential Areas
as shown in Figure 1. The area is divided into land units lettered A through V in the
Comprehensive Plan.

The Suburban Center, which is the subject of Phase II of the Fairfax Center Area study, includes
approximately 2,800 acres of land. It contains a mix of higher-density residential, office and
retail uses, as well as government uses associated with the Fairfax County Government Center
Complex and facilities along West Ox Road. Several prominent landmarks and nodes of activity
are located within the Suburban Center, including the Fair Oaks Mall, Fair Lakes, Fairfax
Corner, and Fairfax Towne Center. In general, development is planned to be the most intense
around the core of the Suburban Center, generally identified as the area bounded by I-66, Lee
Jackson Memorial Highway, and West Ox Road, diminishing with distance from the core area.
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Figure 1. Fairfax Center Area Concept Map

Conce pt M ap Key 4 Suburban Certter (Core) — E\?é?éo(}uig:& L!T

‘ Suburban Certter (Non-core) Sub-Unit Boundary

Fairfax Center Area

*275] Suburban Neighborhood

Prepared by DPZ December 2014 =
Reflecting Amend 2013-13 | Law Density Residential Area

The Suburban Neighborhoods and Low Density Residential Areas, which were the subject of
Phase I of the Fairfax Center Area study, serve as a transition between the higher intensity
Suburban Center and the surrounding community planning sectors. As such, the area has
generally been planned for and developed with single-family detached residential uses.
Townhouses are present throughout the transition area as well. Planned nonresidential uses in the
transition area, consisting of office and community-serving retail uses, are generally limited to
areas along Lee Highway.

CHARACTER OF THE SURROUNDING AREA

The Fairfax Center Area is located within and surrounded by the Fairfax, Upper Potomac, and
Bull Run Planning Districts, as shown in Figure 2. Areas to the northeast of the Fairfax Center
Area, within the Difficult Run Watershed, are planned for low density residential uses at
densities of .2-.5 and .5-1 du/ac. Neighborhoods to the northwest of the Fairfax Center Area,
including Greenbriar, Kensington Manor, and Fair Oaks Estates, are planned for residential use
at a density of 2-3 du/ac. Areas on the western edge of the Fairfax Center Area, along
Stringfellow Road are planned for residential use at a variety of densities as a part of the
Centerville Area Plan, consisting of a mix of single family detached residential units and
townhouses. Areas to the south and west of the Fairfax Center Area are within the Occoquan
Watershed and are planned and developed as very low-density residential uses. The majority of
the area to the south is planned for residential use at .1-.2 du/ac and is generally outside of the
Approved Sewer Service Area. Neighborhoods to the west of the Fairfax County Parkway are

3
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planned for residential use at 1-2 du/ac. The eastern boundary of the Fairfax Center Area is
adjacent to residential and retail uses within the City of Fairfax.

PLANNING HISTORY

In 1982, the Board of Supervisors adopted a Comprehensive Plan for the Fairfax Center Area
that established a vision for the area to be a central node of development activity within Fairfax
County. The adopted Plan was the culmination of work by the Route 50/1-66 Task Force, which
was formed to ensure the rapidly expanding area was well-planned and efficiently used land,
infrastructure, and other resources. At the time of the study, the land use and zoning plans for the
area were predominantly low intensity, which presented a sprawling character of development.
Reacting to this conventional homogenous development, the task force focused on designing
multiple, mixed land use arrangements, primarily within the study area core.

The Plan recommended an innovative, incentive-based implementation approach, with three
density/intensity levels (baseline, intermediate, and overlay) having progressively higher
performance standards in exchange for greater development density/intensity. The baseline level
offered the lowest in terms of overall density/intensity. This option was based on the general
overall density level in the adopted Comprehensive Plan for the study area with certain
modifications in transportation, infrastructure, open space, and other land use elements. The
intermediate level allowed for greater density/intensity than the baseline level and offered
guidance through performance criteria in terms of controls and incentives. The overlay plan was
the highest level of development density/intensity and therefore had the highest performance
standards in terms of controls and incentives. The levels offer flexibility for development to
respond to market conditions, provide a mechanism to acquire additional public amenities, and
mitigate development impacts to public facilities, infrastructure, and the environment
commensurate with increased development intensity.

Plan amendments adopted in the last ten years illustrate a trend of increased mixed-use
development planned in the Fairfax Center Area Suburban Center. In 2006, Area Plans Review
(APR) Item 05-11I-1FC was adopted for Fairfax Corner, located at the intersection Government
Center Parkway and Monument Drive. This amendment added a second mixed-use option to the
Plan, recommending additional intensity with access to potential future Metrorail serving the
area. In 2011, APR item 09-II1-1FC was adopted for the Fair Oaks Mall to facilitate transit-
oriented mixed-use development. The Plan amendment included two development options above
the overlay level to reflect the potential for either Bus Rapid Transit or Metrorail serving the
arca. The amended Plan fosters a transformation of the mall into a transit-oriented, walkable
environment. PA 2014-11I-FC2, adopted in July 2016, added an option at the overlay level for
mixed-use redevelopment of the Fairfax Towne Center shopping center within Sub-unit J1 of the
Suburban Center. Redevelopment may include multifamily, retail/commercial, hotel, and office
uses up to a maximum intensity of 0.8 FAR.

On June 23, 2015, the Board authorized PA 2015-III-FC1 for the Fair Lakes area within Land
Units G, H and I in the Fairfax Center Area, generally located west of West Ox Road to
Stringfellow Road, north of Interstate 66. The Board requested that staff consider allowing
greater flexibility for the options in the current Plan text for Fair Lakes to enable a quicker
response to market demands. This Plan amendment is under separate review.
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ADOPTED COMPREHENSIVE PLAN TEXT

The Comprehensive Plan text for the Plan amendment subject area includes the Suburban Center
portion of the Fairfax Center Area, along with the Overview, Areawide Recommendations, and
Use-Specific Performance Criteria. The complete text can be found at the following website:
http://www.fairfaxcounty.gov/dpz/comprehensiveplan/area3/fairfaxcenter.pdf

Figure 3 summarizes the land use recommendations and zoning for each land unit within the

Suburban Center.

Figure 3. Planning and Zoning by Sub-unit — Fairfax Center Area Suburban Center

Su!)- Plan Recommendation Zoning

unit
Baseline: residential use 2 du/ac; Intermediate: office use .07 FAR; Overlay: office, retail,

A3 and institutional use .25 FAR; options for hotel use and elderly housing in a portion of the | R-1, PDC
sub-unit

Ad Baseline: residential use 2 du/ac; Intermediate: office use .15 FAR; Overlay: office use .25 R-8.C-8. PDC
FAR; options for hotel use and elderly housing in a portion of the sub-unit T

A5 Baseline, Intermediate, and Overlay: public facilities use R-1
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Baseline: residential use 2 du/ac; Intermediate: residential mixed use 3 du/ac; Overlay:
El residential mixed use 4 du/ac (west portion), residential use 6 du/ac up to 7 du/ac with R-5, R-8, PDC
conditions (central portion), residential use 6 du/ac (east portion)
E2 Basehne.: residential use 2 du/ac; Intermediate: residential use 4 du/ac; Overlay: R-1, R-8, PDH-8
residential use 8 du/ac
E3 Baseline: residential use 2 du/ac; Intermediate: residential mixed use 4 du/ac; Overlay: PDC
office mixed use .25 FAR (west portion), residential 8 du/ac (east portion)
Baseline: residential use 2 du/ac; Intermediate: residential mixed use 5 du/ac; Overlay:
E4 . ; . PDH-8
residential mixed use 8 du/ac
ES Bagehng: res1'dentlal use 2 du/ac; Intermediate: residential mixed use 5 du/ac; Overlay: R-2, C-8, PDH-8
residential mixed use 8 du/ac
Baseline: residential use 1 du/ac; Intermediate: office mixed use .14 FAR; Overlay: office
F2 . PDC
mixed use .25 FAR
G Baseline: residential use 1 du/ac; Intermediate: office mixed use .14 FAR; Overlay: office PDC
mixed use .25 FAR; options for retail, office and hotel uses in a portion of the sub-unit
Hi Baseline: residential use 1 du/ac; Intermediate: office mixed use .14 FAR; Overlay: office PDC
mixed use .25 FAR; options for office and hotel uses in a portion of the sub-unit
Baseline: residential use 1 du/ac; Intermediate: office mixed use .14 FAR; Overlay: office
H2 mixed use .25 FAR (west portion), office mixed use .45 FAR (east portion); options for PDC
residential, office and retail uses in a portion of the sub-unit
Baseline: residential use 2 du/ac; Intermediate: residential mixed use 5 du/ac; Overlay:
I1 . . . PDH-8
residential mixed use 8 du/ac
D Ba;ehnq: residential use 2 du/ac; Intermediate: residential use 10 du/ac; Overlay: R-1, PDH-20, PDC
residential use 20 du/ac
B Baseline: residential use 1 du/ac; Intermediate: residential use 10 du/ac; Overlay: office PDC
mixed use .25 FAR; options for residential and retail uses in a portion of the sub-unit
Baseline: residential use 1 du/ac; Intermediate: residential use 10 du/ac; Overlay: office
14 mixed use .25 FAR (north portion), office mixed use .45 FAR (south portion); options for PDC
residential and retail uses in a portion of the sub-unit
15 Baseline: residential use 8 du/ac; Intermediate: office mixed use .35 FAR; Overlay: office PDC
mixed use .50 FAR; option for retail use in a portion of the sub-unit
1 Baseline: residential use 2 du/ac; Intermediate: office mixed use .35 FAR; Overlay: office PDC
mixed use .45 FAR; option for mixed use in a portion of the sub-unit
Baseline: residential use 5 du/ac (pt.), office use .25 FAR (pt.); Intermediate: office mixed
J2 use .55 FAR; Overlay: office mixed use 1.0 FAR, 300-room hotel; options for residential R-1, C-7, PDC
and office use in a portion of the sub-unit
1’3 Baseline: institutional use .15 FAR (pt.), office use .25 FAR (pt.); Intermediate: C3
institutional use .50 FAR (pt.), office use .55 FAR (pt.); Overlay: office use 1.0 FAR )
Baseline: residential use 2 du/ac; Intermediate: office mixed use .35 FAR; Overlay: office
J4 . PDC
mixed use .50 FAR
15 Baseline: mixed use .15 FAR; Intermediate: mixed use .25 FAR; Overlay: mixed use .65 C-7. PDC
FAR; options for transit-oriented mixed use in a portion of the sub-unit ’
K Baseline: office use .25 FAR; Intermediate: office use .35 FAR; Overlay: office use .50 R-1, R-16, C-3, C-6, 14,
FAR; options for residential use in a portion of the sub-unit I-5, PDH-20, PDH-30
N1 Baseline, Intermediate, and Overlay: public facilities use R-1
N2 Baseline, Intermediate, and Overlay: public facilities use R-1
N3 Baseline, Intermediate, and Overlay: public facilities use (pt.), public park (pt.) R-1
N4 Baseline: public facilities (pt.), residential use 1 du/ac (pt.); Intermediate: public facilities R-1
(pt.), office use .10 FAR (pt.); Overlay: public facilities (pt.), office use .15 FAR (pt.)
o1 Baseline: residential use 1 du/ac; Intermediate: residential use 4 du/ac; Overlay: residential | R-1, R-2, R-8, C-5, PDH-
use 12 du/ac or mixed use .35 FAR 4, PDH-12, PDH-20

6




Staff Report for Plan Amendments 2013-III-FC1(B) and 2016-1II-FC1

Baseline: institutional use .05 FAR; Intermediate: institutional use .10 FAR; Overlay:

02 institutional use .15 FAR; option for residential use in a portion of the sub-unit R-1,R-8

03 Baseline: industrial use .10 FAR; Intermediate: industrial use .15 FAR; Overlay: office use R-1.C-8. 15
.25 FAR; option for automobile service station use in a portion of the sub-unit T

04 Baseline: residential use 1 du/ac; Intermediate: residential use 4 du/ac; Overlay: retail use R-8. C-6. C-8
.23 FAR (pt.), residential use 8 du/ac (pt.) ’ ’
Baseline: residential use 1 du/ac; Intermediate: residential mixed use 3.5 du/ac; Overlay:

05 . . . PDH-8
residential mixed use 6 du/ac
Baseline: residential use 8 du/ac; Intermediate: residential mixed use 14 du/ac; Overlay:

06 . . . PDH-20
residential mixed use 20 du/ac

P1 Baseline: public facilities, office use .25 FAR; Intermediate: public facilities, office mixed R-1, PDC

use .28 FAR; Overlay: public facilities, office mixed use .35 FAR

Baseline: office use .25 FAR (pt.), residential use 4 du/ac (pt.), residential use 8 du/ac (pt.);
P2 Intermediate: office mixed use .28 FAR; Overlay: office mixed use .35 FAR, 300-room R-1, PDC
hotel; options for mixed use in a portion of the sub-unit

Baseline: residential use 5 du/ac; Intermediate: residential mixed use 8 du/ac; Overlay:

P3 residential mixed use 10 du/ac; option for residential uses in a portion of the sub-unit

PDH-12, PDH-16, PDC

Baseline: residential use 5 du/ac (pt.), office use .25 FAR (pt.); Intermediate: office mixed
P4 use .30 FAR; Overlay: office mixed use .40 FAR; option for residential, office, and retail C-6, PDH-12, PDC
uses in a portion of the sub-unit

Baseline: residential use 1 du/ac; Intermediate: residential use 5 du/ac; Overlay: 330,000 sf

Ql office mixed use; option for residential use 16 du/ac R-1, R-12, PDH-16, PDC
Q2 Baseline: residential use 1 du/ac; Intermediate: residential use 5 du/ac; Overlay: 330,000 sf R-12
office mixed use; option for residential use 16 du/ac
Q3 Baseline: residential use 2 du/ac; Intermediate: residential use 5 du/ac; Overlay: residential PDH-16, PDC
use 16 du/ac
Q4 Baseline: residential use 2 du/ac; Intermediate: residential use 5 du/ac; Overlay: residential PDH-12, PDH-12
use 16 du/ac
Baseline: residential use 1 du/ac; Intermediate: office mixed use .30 FAR; Overlay: office
Q5 mixed use .40 FAR; option for residential, office, and retail uses in a portion of the sub- C-6, PDH-12, PDH-16

unit

Q6 Baseline: office use .15 FAR; Intermediate: office use .35 FAR; Overlay: office use .70
FAR

Baseline: office use .15 FAR (pt.), retail use .15 FAR (pt.); Intermediate: office use .35
Q7 FAR (pt.), retail use .25 FAR (pt.); Overlay: office use .70 FAR (pt.), retail use .35 FAR C-8

R-1, C-4, C-6,1-5

(pt.)

Q8 Baseline: retail use .15 FAR; Intermediate: retail use .25 FAR; Overlay: retail use .35 FAR | C-6

Q9 Baseline: office use .15 FAR; Intermediate: office use .35 FAR; Overlay: office use .70 R-1. I.5. PRM
FAR; options for mixed use in a portion of the sub-unit B

Q10 Baseline: residential use 1 du/ac; Intermediate: residential use 10 du/ac; Overlay: R-12, R-20, PDH-12,
residential use 20 du/ac; option for retail use at baseline level in a portion of the sub-unit PDH-20, C-6, C-8

PROPOSED PLAN AMENDMENTS
PA 2013-1II-FCI(B)

The Plan amendment generally considers updating the Areawide guidance to reflect current
policy and practice, editorial revisions, and revised land use and intensity for several sites within
the Suburban Center portion of Fairfax Center. The types of modifications to the
Comprehensive Plan can be further defined as:
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1. Updates to the Concept for Future Development based upon the revised vision developed
by the working group;

2. Revisions to the Areawide Recommendations to ensure consistency with current policy
and practice and reflect implemented recommendations;

3. Modifications to the implementation strategy for the Fairfax Center Area to remove the
intermediate development level and development elements and expand performance
criteria;

4. Reorganization of the land units within the Plan text based upon the Concept for Future
Development, to include editorial amendments to land unit recommendations to reflect
implementation;

5. Amendments to land use recommendations for certain parcels within the Suburban
Center; and,

6. Comprehensive Land Use Plan Map amendments to illustrate the baseline land use in lieu
of a uniform textured pattern.

The subsections within the Analysis section of this report address each of these components
individually.

PA 2016-11I-FC1

PA 2016-III-FC1 proposes land use modifications to Tax Map parcel 56-1((1))35 within the
Fairfax Center Suburban Center and is considered with the other site-specific submissions for the
purposes of analysis and recommendation. PA 2016-11I-FC1 considers an increase of planned
residential density from 6 du/ac at the intermediate level to a maximum of 12 dwelling units per
acre (du/ac).

ANALYSIS
Concept for Future Development

As mentioned previously, the working group expanded the vision for the Suburban Center,
focusing on the opportunity to evolve the Suburban Center Core into a transit-oriented mixed-use
place with an urban character. The primary node of activity would be a core area centered on the
planned transit station at the Fair Oaks Mall/Fairfax Corner area and would be supported by
secondary nodes, including the Fair Lakes area and the industrial/public facilities area along
West Ox Road. In support of creating this transit-oriented node, the working group agreed that
the Suburban Center Core currently planned for the area north of I-66 should be expanded to
include areas south of I-66 that are generally within 2 mile of the planned transit station. This
expansion would allow for transit-oriented development on both the north and south sides of the
planned transit station and would facilitate the creation of Plan guidance that would support
increased multimodal connectivity across I-66.

To support this vision, staff gathered feedback on the working group’s priorities for the area,
which were translated into a series of guiding principles for the future of the Fairfax Center Area.
These principles focused on a variety of topics such as developing a central focal area in the
vicinity of the Suburban Center Core, improving the multimodal connectivity of the area,
providing infill opportunities to create additional mixed-use activity, and providing recreational
opportunities for all ages and abilities. The principles are included within the proposed Overview
section of the revised Fairfax Center Area plan (Attachment 1). In addition to these guiding

8
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principles, the Plan amendment proposes revisions to the Concept for Future Development for
the Fairfax Center Area to describe this vision, including the expanded Suburban Center Core.

Implementation Strategy

As described previously, the Fairfax Center area utilizes a strategy adopted in 1982 to evaluate
development proposals. Referred to as the Fairfax Center Implementation Strategy, the approach
applies recommended development conditions, or elements, to baseline, intermediate and overlay
levels of land use and intensity to determine conformance with the Comprehensive Plan. Use-
Specific Performance Criteria also are applied in certain instances. Beginning with Fairfax
Planning Horizons in the late 1980s and early 1990s, the Comprehensive Plan has evolved to
incorporate some of the countywide policies and planning approaches first used in the Fairfax
Center Area. A purpose of the revisions described in this section is to update and reconcile the
Fairfax Center Area approach with current Comprehensive Plan methodology.

For example, the development elements created for the Fairfax Center Area allow flexibility for
development and offer a framework to ensure high quality design and mitigate impacts of that
development, an approach generally mirrored in the Comprehensive Plan. However, in the
Fairfax Center Area, Comprehensive Plan conformance is determined to provide enumerated
commitments at the intermediate and overlay levels using a quantitative scoring approach. Given
that the Fairfax Center Area is no longer a greenfield, and many system wide improvements are
complete, the use of the development elements in a quantitative scoring approach is no longer
effective.

The development elements cover a variety of topics applicable to sites within the Fairfax Center
Area, including transportation, environmental systems, public facilities, site planning, and
detailed design. A primary reason that the development elements were introduced into the Plan
was to facilitate construction of necessary infrastructure, such as roadway construction and the
provision of public facilities, in support of additional development in the Fairfax Center Area. As
planned infrastructure improvements have been completed, many of these criteria are no longer
applicable to individual development projects. Other criteria, such as those related to the
provision of affordable housing or the preservation of Environmental Quality Corridors (EQCs,)
have been superseded by countywide Policy Plan guidance. As such, this Plan amendment
proposes to remove the existing development elements and associated quantitative approach in
lieu of incorporating enhanced guidance within the Areawide Recommendations, where needed,
to guide development at the overlay level.

The proposed replacement of the development elements with Areawide Recommendations as the
primary implementation mechanism also allows the three-tiered density/intensity featuring a
baseline, intermediate and overly level to be streamlined into baseline and overlay levels,
consistent with the organization of overall Comprehensive Plan guidance, which refers to
overlay as Plan “options.” Through this revision, any development above the baseline level
would evaluated at the overlay level. Specific commitments expected with development at this
level would be assessed on a case-by-case basis in accordance with the recommendations within
the Areawide Guidance.

The Use-Specific Performance Criteria are proposed to be retained. These criteria highlight site
design elements more specifically for various uses within the Fairfax Center Area, including
recommendations for site and building entry areas, architectural design, landscaping, parking,

9
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and site furnishings. However, the Criteria, as presently written, do not account for mixed-use
development that may occur on a single development site. The Plan amendment proposes to
revise the Criteria to include a section on mixed-use development, in addition to revising the
Criteria to ensure consistency with current policy and practice.

Areawide Recommendations

A number of revisions are proposed for the Areawide Recommendations to support the revised
vision developed by the working group and ensure that Plan guidance is consistent with current
Plan policies and practice. The following section highlights the major components of these
proposed updates.

Land Use

Many of the proposed revisions related to land use seek to provide additional context about the
future of the core area. The location of the planned transit stations is noted, and with that, support
for more intense, transit-oriented development proximate to the station in the future.
Additionally, with the removal of the development elements from the implementation guidance,
many of the proposed revisions to the land use section seek to clarify existing recommendations
related to buffering, landscaping, and infill development so that expectations for development at
the overlay level are clear. Finally, the section related to Energy Efficient Planning and Design is
proposed to be removed as many of the recommendations are better addressed in the context of
Fairfax County’s green building policies.

Transportation
In line with the working group’s emphasis on improving multimodal access within and to the

Fairfax Center Area, many of the proposed revisions to this section focus on an expansion of
Plan guidance related to pedestrian and bicycle facilities. Guidance recommending the
construction of missing connections in the pedestrian network, provision of bicycle parking, and
connection of these facilities to transit, residential, and commercial nodes is proposed within the
Plan amendment. The section related to access management is proposed to be deleted, as many
of these recommendations either are superseded by other countywide policies or are regulated
during later stages of the development process.

Environment

The proposed revisions to the Environment section of the Areawide Recommendations ensure
that Plan guidance reflects current policies for evaluating factors such as green building
practices, water quality, and stormwater management. In recent years, stormwater management
approaches have been identified within Plan guidance for several of Fairfax County’s activity
centers to encourage enhanced stormwater management for development at higher intensities,
and specific, quantitative targets have been included in this Plan guidance. The proposed Plan
text recommends for development at the overlay level, optimization of stormwater management
measures and reductions of stormwater runoff volumes and peak flows to the maximum extent
practicable. The concept of pursuing enhanced stormwater management efforts for such projects
is, therefore, being proposed, but specific quantitative targets are not identified. This is in
recognition that current planned intensities in the Fairfax Center Area are not as high as planned
intensities in other activity centers in the county. In the event that additional study is undertaken
to incorporate higher transit-oriented intensities in the Suburban Center Core Area, the proposed
stormwater management guidance should be reviewed for consistency with other more intense,
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transit-oriented activity centers in the county, and more specific, quantitative targets should be
considered.

Core Area Vision

To reflect the working group’s focus on the future vision of the Suburban Center Core Area, a
section outlining elements critical to attaining this vision is proposed within the Areawide
Recommendations. This section outlines broad recommendations for land use, urban design,
transportation, parks and recreation, and the environment. This guidance would provide a
framework for evaluating development within the Suburban Center Core, recognizing the
opportunity for additional development intensity pending additional transportation study and the
funding of a Metrorail extension.

Other Sections

The Plan amendment proposes additional changes to the Housing, Heritage Resources, Public
Facilities, Parks and Recreation, and Trails and Bicycle Facilities sections. The primary focus of
these revisions include updating policy guidance as appropriate within each section, the removal
of implemented recommendations, and updates to tables listing existing facilities.

Editorial Updates and Land Unit Reorganization

Since the initial adoption of Plan guidance for the Fairfax Center Area in 1982, several land use,
transportation, and public facilities recommendations have been implemented. These
recommendations are located within the Areawide and the Land Unit recommendations, and in
certain instances the recommendations within the underlying planning district guidance. As a
component of this Plan amendment, editorial revisions, such as updating descriptions of existing
land use and Tax Map parcel numbers, are proposed to reflect existing conditions. Further, in
cases where multiple land use options are planned and one option has been developed precluding
the development of the other options, the non-developed option(s) are proposed to be removed.

In addition, the Plan amendment proposes reorganizing (re-alphabetizing) the land unit
recommendations around the classifications of the Concept for Future Development. Land units
within the Suburban Center Core Area would be presented first in the Plan text, recognizing the
potential of this area to become the primary node of development in the future. The remaining
Suburban Center land units would be subsequent, followed by the Suburban Neighborhoods and
Low Density Residential Areas. Likewise, land unit and sub-unit boundaries would be adjusted
to reflect existing development, including the consolidation of sub-units with the same land use
recommendations into one. A table illustrating the land unit and sub-unit changes can be found in
Attachment 2.

Land Use Amendments

Subsequent to the vision discussions, the working group and county staff developed land use
scenarios for infill development or redevelopment on selected portions of the Core Area and
other selected parcels in the Suburban Center, based upon submissions received by property
owners within the Suburban Center. Staff evaluated these scenarios for impacts to countywide
systems including transportation, schools, and parks and recreation. As mentioned previously,
the impact analysis showed that inclusion of the high-end land use scenario within the Core Area
would require a Virginia Department of Transportation Chapter 870 study, and a third phase of
the Fairfax Center Area Study will be necessary to fully evaluate and incorporate these scenarios
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into the Comprehensive Plan. Consequently, the proposed land use modifications that can be
accommodated without the Chapter 870 review are considered within Phase II as shown in

Figure 4.
Figure 4. Proposed Site-specific Land Use and/or Intensity Changes:
Tax Map Parcels and Address Current Plan Maximum Proposed Change
56-1 ((1)) 11H (4531 and 4601 West | Institutional use up to .15 floor | Add option for residential use up to 8
Ox Rd) area ratio (FAR) (overlay level) dwelling units per acre (du/ac)
46-3 ((1)) 15A1, 15C (3901 Fair | Office and institutional uses up to | Modify existing option to 0.35 FAR,
Ridge Dr.) .25 FAR (overlay level); Option for | increasing elderly housing to 200
100 units of elderly housing units, or residential use 8-12 du/ac
46-4 ((1)) 33A, 33B (11244 Waples | Office use up to .50 FAR (overlay | Add Plan guidance to allow for the
Mill Rd, 11244 A-J Waples Mill Rd) level) addition of cultural resources, such as
a museum
46-3 ((1)) 45, 46, 47, 48, 49, 50 | Office use up to 1.0 FAR (overlay | Add option for residential use up to
(4100-4108 Legato Rd) level) 2.5 FAR
56-1 ((1)) 35 (12100 Lee Hwy) Residential use at 6 du/ac | Modify overlay level for residential
(PA 2016-111-FC1) (intermediate level); overlay level | use up to 12 du/ac
not recommended

A summary of the impact analysis for these proposed amendments along with staff
recommendations is included within Attachment 3 of this staff report.

Comprehensive Land Use Plan Map Updates

The adopted Comprehensive Land Use Plan Map depicts the Fairfax Center Area as a separate
category that does not illustrate land use recommendations. Since initial adoption of the Fairfax
Center Area Plan, the area has been shown on the map in this manner, as the multiple levels of
development do not align with planned development categories shown on the Plan Map. This
creates confusion since map users are unable to see how planned use patterns within the Fairfax
Center Area fit into the larger context of the county.

Attachment 1 illustrates the proposed symbolization of the baseline land use recommendations
on the Plan map. The translation of the land use recommendations is based upon the following
principles:

e Where the baseline level and overlay level residential densities match the residential
density ranges on the Plan map, the corresponding category is used. For example, a
baseline level recommendation of 1 du/ac and an overlay level recommendation of 2
du/ac are translated to Residential 1-2 du/ac.

e Where the baseline and overlay residential densities are a wider range than the
residential density ranges on the Plan map, the lowest applicable density range is used.
For example, a baseline level recommendation of 8 du/ac and an overlay level
recommendation of 20 du/ac are translated to Residential 8-12 du/ac.

e Where the baseline level is a residential density and the overlay level is a nonresidential
use, the high end of the density range on the Plan map corresponds to the baseline level
recommendation. For example, a baseline level recommendation of 1 du/ac and an
overlay level recommendation of office use up to .25 FAR is translated to Residential
0.5-1 du/ac.

e Where the baseline level is a nonresidential use, the appropriate Plan map classification
is applied. For example, a baseline level recommendation of office use up to .25 FAR is
translated to Office.
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e For development on the outer edge of the Fairfax Center Area, the Plan map is revised to
be consistent with portions of the same neighborhood that exist outside of the Fairfax
Center Area. For example, the Penderbrook subdivision is planned for residential use at
1 du/ac at the baseline level, but the portion of this subdivision outside of the Fairfax
Center Area is mapped as Residential 5-8 du/ac. The proposed translation reflects this,
mapping the area as Residential 5-8 du/ac to reflect current development.

e Public parkland owned by the Fairfax County Park Authority is mapped as Public Parks.

e Public facilities owned by the Board of Supervisors, such as police and fire stations,
schools, and government offices, are mapped as Public Facilities, Governmental and
Institutional. Land owned by public utilities is also mapped within this category.
Additionally, the portion of Tax Map Parcel 55-3((1))20A (Powell Elementary School)
located outside of the Fairfax Center Area would be revised to be shown as a public
facilities use to be consistent with the portion of the parcel within the Fairfax Center
Area.

CONCLUSION

The second phase of the Fairfax Center Area study covers a wide variety of topics, including
updates to Areawide Recommendations, a revision of the overall implementation strategy for the
Fairfax Center Area, the reorganization of land unit recommendations and associated editorial
updates, land use changes, and Plan map updates. These updates would ensure that the
Comprehensive Plan guidance for the Fairfax Center is in line with current countywide policies,
and would incorporate a vision for the Suburban Center that recognizes the potential for a more
connected, transit-oriented core in the future. Additionally, the recommended land use changes
would support the goal of providing opportunities for compatible infill development within the
Fairfax Center Area. Staff and the working group are generally aligned in their recommendations
with the exceptions as noted in Attachment 1.

To facilitate updated transportation recommendations in proposed Land Unit A, the Fairfax
Center Area Road Fund should be updated to include the planned connectivity enhancements.
This update should occur concurrent with this amendment to ensure that any future development
in the vicinity of the improvement is able to contribute to its cost.

To fully support the working group’s vision for a transit-oriented Suburban Center Core, a
Virginia Department of Transportation Chapter 870 transportation analysis is required to further
analyze the impacts of the high-end land use scenarios studied by the working group. As a result,
a third phase of the Fairfax Center Area study is necessary to consider higher-intensity, transit-
oriented Plan options into the Land Unit Recommendations. This third phase may need to
reconsider certain Areawide guidance such as the stormwater management guidance to ensure
consistent approaches used in other higher intensity activity centers within the county.
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RECOMMENDATION

Staff recommends the Comprehensive Plan be modified as shown in Attachment 1.

COMPREHENSIVE LAND USE PLAN MAP:
The proposed translation of baseline land use recommendations to the Comprehensive
Land Use Plan Map is illustrated in Attachment 1.

COUNTYWIDE TRANSPORTATION PLAN MAP:
The Countywide Transportation Plan Map should be updated to reflect minor shifts in the
location of Planned Metrorail Stations and Commuter Parking Lots as illustrated in
revised Figures 4 and 5 of the Fairfax Center Area Plan text (Attachment 1).

14



Sections

ATTACHMENT 1

PROPOSED REVISIONS TO THE COMPREHENSIVE PLAN

(Includes staff and working group recommendations on Submissions)

Page

1. Fairfax Center

a. Overview, Concept for Future Development, Guiding Planning Principles, and
Implementation...........ooviuiiii e 16
b. Areawide GUIAANCE .........ouiitiiiii i 32
c. Land Use Plan Recommendations — the Overlay Level ....................... 74
d. Use-Specific Performance Criteria..............coeviiiiiiiiiiiiiiiiiineeenn, 127
2. Fairfax and Bull Run Planning DiStricts .............coooiiiiiiiiiiiiiiiiiiiiiienenn, 162
3. Comprehensive Land Use Plan Map ...........ooooiiiiiiiiiii i, 173

15



ATTACHMENT 1

Proposed Plan Text Updates — Fairfax Center Area

Staff recommends the Comprehensive Plan be modified as shown below. Text proposed to be
added is shown as underlined and text proposed to be deleted is shown with a strikethreugh. Any
differences with the Fairfax Center Area-wide Working Group recommendations are noted by a
text box.

MODIFY: Fairfax County Comprehensive Plan, 2013 Edition, Area III, Fairfax Center Area, as
amended through 9-20-2016, Overview and Areawide Recommendations, pages 1-42:

“FAIRFAX CENTER AREA
OVERVIEW

reference-into-the Comprehensive Plan- The Falrfax Center Area comprlses appr0x1mately 5 340
acres adjacent to and west of the Lee-Jackson Memorial Highway (Route 50)/Interstate 66 (I 66)
interchange. It is immediately west of the City of Fairfax and is bisected by several principal
highways- Lee-Jackson Memorial Highway, 1-66, Lee Highway (Route 29), and the Fairfax
County Parkway (Route 286)- (Ssee Figure 1-).

The Fairfax Center Area was originally envisioned as an employment-focused mixed use
center with housing as a predominant secondary use. Since the adoption of the initial plan for the
Fairfax Center Area in 1982, the—areait has evolved into an areaFhe Fairfax—CenterArea—is
characterized by a mixture of uses including a-substantial-ameunt-ef office space, housing of
various types, public facilities, and regional- community- and neighborhood-serving retail uses.
High quality, multiplemixed-use developments which-inelade-housingas—asecondaryuse-have
been built_throughout the-and-mere-are—anticipated—in—this area. In addition to the mixed-use

areas, there is land planned and developed with low density residential uses and stream valley
parksseme—v&eant—t&nd.

Important focal points include the Fairfax County Government Center; developmentithe
Fairfax Corner: and the Fair Lakes commercial and residential mixed-use developments of
which Fair Lakes comprises eensisting-of-more than 650 acres; and the Fair Oaks regional mall
and adjacent office, hotel, and entertainment uses.

Major institutional uses, in addition to the rew Government Center, include a solid waste
transfer station, trash disposal and recycling facility, animal shelter, fire department training
facility, equipment and maintenance facility, stateVirginia Department of Transportation
(VDOT) and Fairfax Connector transportation maintenance facility, and—a—state—eorreetional
wnttthe public safety and transportation operations center (PSTOC), and the Northern Virginia
and State Police Headquarters located west of West Ox Road.

Much of the Fairfax Center Area is located within the Occoquan Reservoir watershed. In
addition, a portion of the Difficult Run watershed is contained within the area. A—pertion—of
thisThe Difficult Run watershed area is characterized by low-density development and is
particularly sensitive to the impact that development makes on water quality, wildlife habitats
and preservation of flora and fauna. The entire watershed has been identified as a significant
environmental resource by the Board of Supervisors under the county's "Adopt a Stream"
Program. Many initiatives are underway to reclaim and preserve this watershed.
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CONCEPT FOR FUTURE DEVELOPMENT

The planning guidance provided by the Concept for Future Development is one of the
principal elements used in formulating Area Plan recommendations. The Concept and its
associated land use guidance recommend the predominant use and character envisioned for land

areas w1th1n each Plannlng Dlstnct—a#hmigh—wﬂﬁn—th%phnnmg—éstﬂees—ﬂﬁﬁwbﬂand

In the context of the Concept, the Fairfax Center Area is classified as a Suburban Center
surrounded by Suburban Neighborhoods at its periphery, except for the area north of the Reute
Lee-Jackson Memorial Highway-/I-66 interchange (in Land Unit €0) and the southernmost
portion of Land Unit ¥W, which are classified as Low Density Residential Areas: (Ssee Figure
2:). The Suburban Center is envisioned as a premiere place to live, work, and play, with the
greatest intensity focused around a planned transit station in the median of 1-66 near the Fair
Oaks Mall, Fairfax Corner and the county’s Government Center complex. This station presents
an _opportunity to evolve into a transit-oriented core area, a compact, mixed-use place with a
more urban character. Two other main nodes within the Suburban Center support the
employment base — Fair Lakes on the west side of the Suburban Center north of I-66, which has
evolved into a mixture of offices, regional and local serving retail, and residential areas; and the
industrial/public facilities area along West Ox Road, where numerous public safety,
transportation, and solid waste facilities are located. These facilities are an integral part of the
countv s overall mix of 1and uses and serve Vltal communltv needs ea{egeﬂ-zaﬁen—empha&&es—a

: : : : The
Suburban Nelghborhood categorlzatlon empha51zes a range of re51dent1al uses as well as
neighborhood-serving commercial uses_surrounding the Suburban Center; and the Low Density
Residential categorization emphasizes typical residential densities of .1-.2 dwelling unit per acre
and includes the county's ecologically significant areas. This very low density pattern provides
reasonable use of the property and serves as a land use Best Management Practice (BMP) to
manage, in conjunction with stormwater management facilities (structural BMPs), the quality of
water which ultimately enters into the Occoquan Reservoir and the Chesapeake Bay. In addition
to water quality benefits, very low density residential development preserves large lot
development opportunities and assures compatibility with the character of the existing residential
development. Both the Occoquan and Difficult Run Environmental Quality Corridors (EQCs)
contain environmentally sensitive natural and cultural resources necessitating strong protection
measures.

GUIDING PLANNING PRINCIPLES

The specific guiding principles that provide an overall framework for achieving the vision for the
Fairfax Center Area include:

. Develop a central focal area comprised of the Government Center complex, Fairfax Corner,
and the Fair Oaks Mall area, with a network of additional activity nodes throughout the
area to serve local residents.

. Focus the most intense redevelopment near the planned transit/bus rapid transit (BRT)
station east of Monument Drive and create a safe, convenient, and walkable environment.

. Promote high-quality urban design, to include building design and streetscape amenities,
that contributes to the overall vision of the Fairfax Center Area.

. Provide opportunities for infill development to support the creation of additional activity
nodes that include residential, retail, office, hotel, and/or civic uses.
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. Improve the multimodal connectivity of the area by connecting and enhancing existing
pedestrian and bicycle facilities as well as providing increased transit access.

. Ensure that the transportation network supports current and future travel demands.

. Recognize that development should be phased with the provision of infrastructure
components such as transportation facilities, schools, parks, and other public facilities.

. Provide opportunities for residents to age in place through the development of senior
housing such as independent living or assisted living facilities.

. Provide recreation opportunities for all ages and abilities.
. Promote the health of stream valleys and other environmentally sensitive areas.
. Preserve and protect stable residential neighborhoods along the periphery of and

surrounding the Fairfax Center Area through screening, buffering, and tapering of
development at the transitional boundaries.

. Develop an implementation strategy that provides the resources, flexibility, and
accountability necessary to achieve the overall vision.

IMPLEMENTATION-OF-FHEFAIREAX-CENTERPEAN

History

The key implementation component for the Fairfax Center Area Plan has historically been
based on a system of development intensity levels related to the provision of development
elements. Under this concept, in order to obtain more intense uses and greater densities,
development has provided facilities and amenities of an increasingly significant nature designed
to mitigate the impact of that intensity. The intent of this implementation strategy has been to
allow for flexibility, compromise and mutually beneficial development solutions.

To achieve this, multiple levels of planned development intensity were utilized within the
Fairfax Center Area. The baseline level, the lowest level of development intensity, is generally
based upon the Comprehensive Plan recommendations that existed prior to the Fairfax Center
Area Study conducted between 1980 and 1982. The overlay level and associated options are the
highest levels of development intensity, and are the preferred land use recommendations for
parcels within the Fairfax Center Area. This level offers maximum guidance for performance in
terms of the provision of amenities, and thereby offers the highest intensity with commensurate
quality. In between these levels, an intermediate level was provided.

The intent of defining these different development levels was two-fold: first, it allowed
more flexibility for development to respond to changing market conditions and second, it offered
a framework for quality control mechanisms to be used. The overlay level was developed as a
Plan implementation tool attaching progressively more detailed conditions known as
development elements to progressively greater development intensity levels.

When the development elements were originally devised, the Fairfax Center Area was
largely undeveloped with individual ownership holdings ranging from less than one acre up to
several hundred acres. Since then, a majority of the land area has been developed and the
planned public facilities and infrastructure elements have generally been constructed. Future
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development or redevelopment within the Fairfax Center Area is likely to occur on smaller
parcel consolidations where integration with existing or planned development will be a primary
consideration. As such, the implementation strategy has evolved to focus on aspects of design
and infrastructure needs that will be most critical for development in these situations.

To implement these recommendations, planned development zoning classifications have
been encouraged due to their flexibility. In a Planned Development Commercial (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 Planned Development
Housing (PDH) district, residential use is primary. Secondary uses that serve and enhance the
residential use are permitted at graduated levels related to residential density. These secondary
uses are primarily designed to be support commercial in nature. The Planned Residential Mixed
Use (PRM) district supports higher density residential uses with secondary office or other
commercial uses.

Implementation Process

The Fairfax Center Area continues to utilize multiple levels of planned development
intensity to achieve overall goals for the area. The baseline level remains the lowest level of
development intensity; however, this level may reflect a historical designation rather than current
development.. Beyond the baseline level, the overlay level continues to reflect the highest levels
of planned development intensity, and remains the preferred land use recommendation for
parcels within the Fairfax Center Area. Within the land unit recommendations, some parcels
contain multiple options for development at the overlay level. In addition to achieving the goals
of the overlay level of development, implementation of these options should include any
additional amenities as noted within the site-specific recommendations.

Above the baseline level, development should incorporate the guidance specified in the
Areawide Recommendations shown in a following section. Achieving these recommendations
will help ensure that the goals of the Fairfax Center Area continue to be met in the future. Given
the varying nature of circumstances specific to individual development sites, not all of the
recommendations may be directly relevant in every circumstance. During the development
process, discretion may be given as to the applicability of various recommendations as they
relate to overall site development.

Use-Specific Performance Criteria

To accompany the Areawide Recommendations, the county also uses performance criteria
to_evaluate development within the Fairfax Center Area. These criteria highlight site design
elements more specifically for various uses within the Fairfax Center Area, including
recommendations for site and building entry areas, architectural design, landscaping, parking,
and site furnishings. Adherence to these criteria insures that high-quality design will be provided
within the Fairfax Center Area, and that any development or redevelopment will integrate with
the existing character of the area. These criteria can be found at the end of the Plan text for the

Fairfax Center Area under the heading "USE SPECIFIC PERFORMANCE CRITERIA".
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FAIRFAX CENTER AREAWIDE RECOMMENDATIONS

LAND USE

Since the initial adoption of the plan for the Fairfax Center Area in 1982, the area has
evolved from greenfields to a residentially-focused mixed-use center, including several office
nodes, one that is the seat of the county’s government, and other nodes that include regional and
community serving retail uses. Locating employment, commercial, residential and recreational
uses within close proximity to each another and mass transit embodies the principles of smart
erowth and multimodal design. Consequently, mixed-use and concentrated developments are
encouraged within portions of the Fairfax Center Area. Transitional land uses and stable
neighborhoods are planned around the edges of the Suburban Center.

The Fairfax Center Area Plan recommends a range of development levels to guide
development—within—thetand—units—efthe—area. To obtain the more intense uses and greater
densities, applicants must provide commensurate facilities and amenities. To develop the land to
its fullest potential at the overlay level and at options at the overlay level, parcel consolidation
must be achieved. It is intended that such parcel consolidations will provide for projects that
function in a well-designed, efficient manner and provide for the development of unconsolidated
parcels in conformance with the Fairfax Center Area Plan. M4

- The Use-Specific Performance
Criteria serve as the primary dPesign review mechanisms—are—tsed—to implement Plan
recommendations in order to assure a standard of excellence for development throughout the
area.

All land uses should reinforce the overall goals and objectives of the Plan in both their type
and arrangement, and-should relate-pesitivelycontribute to the transportation network, and should
enhance existing and proposed open space systems;-as—wel-as-te-one-another; in order to achieve
the highest collective Plan quality. Development should be phased with the provision of
infrastructure components such as transportation facilities, schools, parks, and other public
facilities.

Since the Fairfax Center Area no longer contains large tracts of undeveloped land, future
development or densification will occur on infill sites, which can often be more challenging due
to preexisting development and other site constraints. Development in these areas should
carefully consider issues of parcel consolidation, circulation, and overall compatibility with the
surrounding area.

The Suburban Center core (Figure 2), located west of the Lee-Jackson Memorial
Highway/I-66 interchange. includes the Fair Oaks Mall, the Fairfax County Government Center,
the Fairfax Corner mixed-use development, and other surrounding commercial and residential
development. The core generally encompasses the highest planned intensities in the Fairfax
Center Area. The highest quality of site and architectural design is expected for proposed
development in this area. In addition, landscaping, lighting, and signage should be well-
integrated. A day and evening activity cycle is recommended through a mixture of office, retail,
hotel, entertainment, and housing opportunities. Development plans should also portray how any
future phases can be integrated and achieve Comprehensive Plan goals.

Two Metrorail stations are planned in the median of 1-66 in the Fairfax Center Area as an
extension of Metrorail’s Orange Line. The stations would provide direct transit access from the
Fairfax Center Area to Washington, D.C. The first Metrorail station is planned within the core
area of the Suburban Center, at the Fair Oaks Mall and Fairfax Corner. The core area generally
corresponds to a ¥%-mile radius from this planned Metrorail station. The extension of Metrorail to
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the Fairfax Center Area presents an opportunity to transform the predominantly auto-oriented,
suburban-style character of the core into an interconnected and urban-style, transit-, bicycle-, and
pedestrian-friendly place.

The core area near the first Metrorail station is planned for a mix of uses at a variety of
intensities, some of which are tied to the funding of the Metrorail extension, or in the interim,
funding of a Bus Rapid Transit System. Any development or redevelopment occurring prior to
the funding of the Metrorail extension should not preclude higher-intensity transit-oriented
development that is envisioned in the future. Special care should be taken to ensure that new
structures do not conflict with the overall future vision of the core, particularly within the Y4-mile
radius of the planned transit station. Considerations should include building location and
orientation, future bicycle and pedestrian connections, the placement of urban parks and other
community gathering spaces, and the overall mix of uses.

The second Metrorail station is planned at the intersection of I-66 and Stringfellow Road,
and will serve as a commuter station. This station is located along the western edge of the
Suburban Center and is generally surrounded by stable residential neighborhoods. Transit-
oriented redevelopment of the park and ride facility could be considered in the future,
understanding the need to provide transitions to the nearby single-family neighborhoods.

Existing stable neighborhoods should be preserved, enhanced, and reinforced. Infill
development in these neighborhoods should be of a compatible use, type, and intensity in
accordance with the guidance provided by the Policy Plan under Land Use Objectives 8 and 14.
Multimodal connections to the core area and other nodes within the Suburban Center are
encouraged to increase accessibility and reduce reliance on the automobile. The Fairfax Center
Area includes areas not scheduled for the expansion of public sewer. Part of Difficult Run is
included in this non-sewer area.

Existing spot commercial uses along Lee Highway (Route 29) and Lee-Jackson Memorial
Highway (Route 50) are inconsistent with the long-term land use objectives for the Fairfax
Center Area and should not be expanded or enhanced. With the exception of the planned retail
center and the planned office use at the northeast and northwest quadrants respectively, of West
Ox Road and Lee Highway, and land planned for office use in Sub-unit 8V 1, no additional land
should be usedrezoned for commercial purposes along Lee Highway in Land Units 5,-M5-OH, Q,
R, S, T, U or YUV (Figure 2). Along Lee-Jackson Memorial Highway, no additional commercial
uses should be allowed west of the Suburban Center Core Area in Land Units D, E and BM
along the south side of Lee-Jackson Memorial Highway, and west of Land Unit AC along the
north side of Lee-Jackson Memorial Highway. hr—additiensNew retail centers should only be
sited in planned retail center locations.

In those areas planned for office use, a museum and/or cultural center may be an acceptable
alternative. Additional intensity for the development of a museum and/or cultural center may be
appropriate if compatible with the surrounding area and could reduce negative impacts to the
roadway network as compared with the planned office use.

In the Fairfax Center Area, the overlay level should be considered the maximum allowable
density/intensity. Densities/intensities above the overlay level, utilizing PDH bonus provision or
other bonus (except as permitted under the Affordable Dwelling Unit Ordinance) shal-should
not be allowed, except where noted within options at the overlay level in the Land Unit
Recommendations.
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For development at the high end of the density/intensity range, high quality, innovative site

design is expected. Given the varying nature of site constraints throughout the Fairfax Center
Area, design elements will be evaluated on a case-by-case basis.

Create a Theme for the Area

Building architecture, signage. trail connectivity, open space design, and landscaping,
including dominant tree species may be used in all major spaces to ensure unity and continuity in
site design. Smaller trees and shrubs, particularly flowering species may be repeated throughout
the entire area. Through this repetition, a main theme can be created for the Fairfax Center Area,
which will provide an effective impression and project a positive image of the area. However, to
set certain areas apart or to create desired emphasis or to relieve monotony, some variation of
species and special landscape treatment is encouraged. This may occur, for instance, at a site
entry zone or building entry area.

To provide the first introduction to the development and to facilitate direct, safe
movements, coordinated signs, planting, lighting and screened parking should be provided at site
entry zones. To enhance the impression and identity of the building or building group, integrated
design and architecturally compatible use of signs, planting, and lighting should be provided.

Buffers and Transitions

Buffers and transitions protect and screen lower density and/or residential uses from the
effects of potentially incompatible uses. Thisneeds-between—peotentially-incompatible Jand-uses
ean occurs at various scales, both— area-wide and land unit specific. Atthe-area-wideseale;tThe
buffer or transition mechanism can be land use types and/or intensities—planned—in—pesitive

ef—sSetbacks berrns and Vegetatlve or structural (walls and fences) screens can also be useda{

%hts—seal%s—reeemmenéed as a buffer treatment. Appropriate transitions in building height
should be made in areas along the edge of the core or the Suburban Center to ensure that the
character of existing stable neighborhoods is maintained. Strategies include the tapering of
building height near existing development, the use of buffers, and the clustering of taller
buildings away from these transitional edges.

Planting and Landscaping

In addition to preserving natural vegetation through the implementation of EQC policy
implementation and enforcement of the Tree Preservation and Planting requirements of the
Eroston—and—Sedimentation—Control-and—CenservationZoning Ordinance, developments in the
Fairfax Center Area should use planting guidelines that will enhance the qual1ty of development
and make this area unique. To assure quality plantings, the following considerations are
appropriate:

Provide An Appropriate Design. Planting design must be appropriate in the choice of
plant materials and their uses. The size, form, texture and color of plants should relate to
the surrounding plants and architecture. They should also relate to the functional use of the
plant. The functional uses of a plant generally include:
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. Architectural uses - such as privacy control, screening objectionable views, and space
articulation;
. Engineering uses - such as glare, reflection, traffic, sound, and soil erosion controls;

Climate control - such as sunlight, wind and temperature controls which are related to
energy conservation measures; and

. Aesthetic uses - such as softening hard architecture, framing a view, and emphasizing
a place (such as site entry zone, building entry area).

Planting design should strive to achieve fulfillment of the above listed functional
uses, so that appropriate choice of plants can be made.

Achieve immediate effects of planting. Large plants should be used to achieve reasonably
immediate effects of planting particularly for screening and buffering purposes. All
evergreen trees for screening and buffering purpose should be at least 6 feet tall. Deciduous
trees should be at least 2.5 inch caliper. In the area of commercial and office uses, the
planting of a few trees of 4 inch caliper or more at important locations should be
encouraged.

AnAll applicants should submit a planting plan incorporating the above
considerations for review. Planting plans should be provided for the following specific
areas where applicable:

. Major and minor streets;

. Parking lots;

. Screening/buffering;

. Site entry zone/Building entry area;
. Streetscape areas;

. Major plaza/Minor plaza; and

. Other public open spaces.

Planting design for major streets and minor streets should use major shade trees
which have the following characteristics: high branching, fast growing, tolerant of
ettyurban conditions_such as planting in tree boxes, and four seasonal interest, particularly
good fall color. The plantings of flowering trees are encouraged along minor streets. All
plantings within future Virginia Department of Transportation (VDOT) rights-of-way must
conform to VDOT standards.
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Planting design for parking lots and screening/buffering should be, at a minimum, in
accordance with the Landseaping—and—SereeningZoning Ordinance. Plantmg above the
requirements of the Zoning Ordinance is expected for development above the baseline
level, and the use of native plants is encouraged. Shade trees should be used in parking lots
for energy conservation purposes.

Planting design for site entry zones, building entry areas, and plazas requires special
landscape treatments. Seasonal visual interest should be emphasized by using ornamental
plant materials.
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TRANSPORTATION

Transportation recommendations for the Fairfax Center Area are shown on Figures 3
through 85. In some instances, more detail is provided in the land use recommendations section.

Travel within and through the Fairfax Center Area is affected by land uses and
transportation facilities in adjacent planning districts, as well as throughout the Northern Virginia
region. Therefore, the transportation network affecting the Fairfax Center Area is comprised of
several elements, many of which relate to more extensive countywide facilities, services, and
policies.

A general discussion of the key elements of the Fairfax Center Area transportation system
is provided in the following paragraphs. These elements supplement additional countywide
elements. The discussion begins with a description of the Fairfax Center Area elements.

Additional guidance is provided on aeeess—management,—non-motorized multimodal

transportation and parking management.

Fairfax Center Area-wide Elements

Fairfax Center Area is planned as a mixed-use center surrounded by lower-density
suburban neighborhoods. An 1mportant characteristic of these types of arcas—Basie—to—the

mixed-use-center coneeptis the pr0V151on of vaﬂeas—tfaﬂspeﬁaﬁeﬂ—al-tema%wesan 1nterconnected

mul‘u modal transportation system. -

- Multimodal transportation
systems are best suited to support Mmixed land uses in densely clustered arrangements. A
multimodal transportation system includes a balanced transportation system that serves
automobiles, pedestrians, bicyclists and transit. The Fairfax Center Area is served by a robust
roadway system and a growing bicycle network. Improvements to the multi-modal transportation
system, including the enhancement of the bus system and enhanced connection into the regional
transit network through Express Bus Service, Bus Rapid Transit (BRT) or Metrorail will be
necessary to serve the needs of the area.
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FAIRFAX CENTER AREA RECOMMENDATIONS
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STUDIES. SEE DISCUSSION IN AREA PLAN OVERVIEW TEXT. FINAL ALIGNMENTS
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TRANSPORTATION RECOMMENDATIONS

FIGURE 3

FAIRFAX CENTER AREA
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FAIRFAX CENTER AREA-WIDE RECOMMENDATIONS
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0 0 ’ ‘ HIGH OGCUPANCY VEHICLE LANES
HOV LANES TO BE CONSIDERED IN PROJECT DEVELOPMENT. HOV LANES TO BE
DEEDL EEEBI  HIGH OCCUPANCY TOLL LANES

PROVIDED IF WARRANTED BASED ON DEMAND FORECASTS AND CORRIDOR STUDY.
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FAIRFAX CENTER AREA-WIDE RECOMMENDATIONS
(NORTHEAST)
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FAIRFAX CENTER AREA-WIDE RECOMMENDATIONS
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FAIRFAX CENTER AREA-WIDE RECOMMENDATIONS
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FAIRFAX CENTER AREA-WIDE RECOMMENDATIONS
TRANSIT FACILITY RECOMMENDATIONS
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TRANSIT FACILITY RECOMMENDATIONS FIGURE 74
FAIRFAX CENTER AREA
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FAIRFAX CENTER AREA-WIDE RECOMMENDATIONS
TRANSIT FACILITY RECOMMENDATIONS
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TRANSIT FACILITY RECOMMENDATIONS FIGURE 85
FAIRFAX CENTER AREA
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Future High-Quality Transit

The concentration of land uses planned within the Fairfax Center Area makes it attractive
logical to extend the—mass—transit—systems Metrorail from the east, alerg in the median of
Interstate 66 (I-66). A preferred alternative developed by the Virginia Department of
Transportation (VDOT) and the Virginia Department of Rail and Public Transportation
(VDRPT) recommends high occupancy toll lanes (HOT lanes) on 1-66 from the Capital Beltway
(I-495) to Route 15 in Prince William County. The preferred alternative maintains the necessary

right- of—wav for the expansron of Metrorarl and the future Metrora11 Statrons 1n the Farrfax

expansion of existing bus service would be needed to support th1s future Metrorarl service and
stations. Future Metrorail stations Metrebus-service to-the-area-would-require-commutertransfer
areas—featuring_should be supported by parkingtets—pedestrian and bicycle facilities, drop-off
zones, bus loading zones, bus shelters, benches, signs and lighting systems, pedestrian systems;
landscaprng and other amentities (e.g., te}ephenes— restrooms, bike racks and lockers, information
kiosks, and drinking fountains).

It is expected that bus loading zones and pedestrian and bicycle networks will be necessary
to provide connectivity aeeess-systems to the future Metrorail stations near the Fair Oaks Mall
and Stringfellow Road park and ride. These facilities should be provided by the future
developers, and w111 requrre the as—weH—as dedlcatron of land—for—raﬂ—statrons—and—eemmuter

Pﬂ.ﬂﬂﬂﬁ%

shutﬁ%bus—systems—Future development surroundlng the proposed Metrora11 statrons should

orient its design towards pedestrian and bicycle facilities and ensure access to the station is direct
and logical.

Roadway Network and Circulation Imprevements

Roadway improvements for the Fairfax Center Area are shown on Figures 3 through 85.
The improvements represent countywrde elements as well as 1mprovements specrﬁc to the
Farrfax Center Area ; W : :
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Interchanges

Interehanges- Interchange locations have been identified in the countywide Plan process and are
shown on the Transportation figures for the Fairfax Center Area. The provision of an interchange
has both land use and transportation planning implications. In terms of land use, caution must be
exercised in reviewing development proposals in the immediate interchange area due to
right-of-way implications. In terms of transportation planning, care must be taken to
accommodate revised access patterns in the immediate area, since the interchange ramps cause
grade changes and weaving/merging traffic conflicts. Because of these interchange features,
access to properties in close proximity to the intersection is often affected by interchange
construction.

The amount of land needed for interchanges, and the extent to which access must be
re-oriented, varies with the actual design of the interchange. Most planned interchanges have not
yet been de51gned In these instances, every effort should be made to accommodate the potential

access modifications ass001ated w1th a future de51gn JEewafds—ehﬂ—end—eyp*eal—dﬁnenswﬂs—ef

pete&tm%é%g&&s—based—ea—th%ﬁq%eal—dme&s&eﬂs- In those 1nstances Where mterchange de51gns

have been approved or are in active stages of development, the maps contained in this section do
not show these restricted access segments. Where an interchange project is in an active design
stage, or where such designs have been approved, access in the intersection area should be

planned-te-be consistent with such designs.

Implementation Aspects

The ability to implement transportatlon 1mpr0vements is cr1t1ca1 to the success of the
Falrfax Center Areasm Ay

A key factor in the 1mp1ementat10n
process is the ability to acquire or generate funding for these improvements. While—a
Applications for development within the Fairfax Center Area dees—net-assure-approvalneed to
address specifically #the—application—does—not-promeote-the health, safety, and welfare of its
residents and employees—a&d—eemph%%h—th%appheabl%éevelepment—elemen&s; aAny
development intensities above the baseline are feasible only if the private sector contributes a
proportional share of transportation improvements and/or funding to meet the transportation
needs of the area. The proportional share of the transportation improvements provided by the
private sector witl—beis established by the Board of Supervisors and reviewed periodically
through an-established public process-sueh-as-the-Annual-PlanReview. This concept is used in
other areas in Fairfax County and is cr1t1ca1 in_developing a funding plan for those urban

Commitments by either—the public or private sector will include, but not be limited to,
funding for construction/design of roadway projects;—eonstruetion—of—roadway—projeets and
dedication of rights-of-way. The commitments will be predicated on the impacts from the

individual proposed development per—pareel and the resultant traffic utilization of the proposed
roadway improvements.
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Pedestrian and Bicycle Systems

Pedestrian and bicycle travel constitute major forms of transportation in the Fairfax Center
Area, providing

for both the user
and the larger community, including improved health,+## fuel savings, reduced air pollution, and
reduced traffic congestion.

In the Fairfax Center Area, impact studies should ensure that all modes are being served
well by the new development, and that multimodal connections are adequate to serve the needs
of all users including transit, vehicles, pedestrians, and bicyclists. To achieve this, consideration
should be given to safety and security, direct pathways, topography, and the achievement of a
balance between traffic delay and a pedestrian friendly environment. Impact studies should
quantify the level of service (LOS) for all applicable modes by applying up-to-date standard
techniques. It is the intent of these recommendations to maximize the future use of transit,
bicycling and walking in the Fairfax Center Area in the future. However, safe and efficient
circulation for vehicles will still need to be provided within the Fairfax Center Area.
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Pedestrian Mobility

Coordinated walkway networks are fundamental as well as essential and should be required
of all development in the Fairfax Center Area. Wherever possible, missing connections or
substantial portions of the pedestrian network should be provided with new sidewalks, trails or
other improvements. Comprehensive, coordinated walkway networks shalshould be required for
each site to provide full intra- and inter-parcel pedestrian circulation to and from all buildings,
parking, recreational facilities, and to or through open space areas. New development should
focus on orienting itself to the pedestrian realm, creating logical connections from the street to
the main entrance of the building.

Intersections should be given special consideration to enhance pedestrian safety and
convenience. High—velume—andhigh—speed—roadway—tIntersection control and design should
accommodate pedestrians through the use of signalized pedestrian crossings, walkways
incorporatiened into roadway grade separations, pedestrian activated signals, crosswalks and
pedestrian refuge medians, as applicable. These elements are particularly necessary given the
number of high volume traffic arteries in the area which are difficult to cross.

Clear and direct pedestrian connectrons to bus stops and future transrt stops are necessarv
in the Fairfax Center Area. ~
through travel should allow The transportatron network should facrhtate nonmotorrzed th-reugh
travel—via—eul-de-sae connections, including connections between neighborhoods, walkways
connecting cul-de-sacs, and pedestrian connections from neighborhoods to local amenities
including parks, shopping centers and schools. Plazas should be located at the focal points of
major commercial or high density residential developments where walkways converge.
Consideration should be given to the implementation of wayfinding and signage for pedestrians
in the Fairfax Center Area, as multimodal transportation options in the area increase. Orientation
towards the pedestrian will be critical as walking will be a vital mode of transportation in the
area.

Sidewalks and pedestrian facilities should be buffered from the roadway using landscape
amemty panels to create a comfortable envrronment for the pedestrian.Pedestrian—eireulation
: - Walkways width—and

should not be reduced or comprlsed by utrhty poles, roadway signs, mail
boxes, etc. These devieesfeatures should be located on utility strips between curbs or road
shoulders and walkways.

Bicycle Facilities

Bicycling is an important component of a multimodal transportation system and provides
additional mobility options. Improving bike connectivity in the Fairfax Center Area is crucial to
making the bicycle a more viable mode of transportation. A robust bicycle network is planned
for the Fairfax Center Area and can be seen in the County’s Bicycle Master Plan. These
connections will allow for the movement in and around the Fairfax Center Area, connecting the
residential neighborhoods with the more concentrated core areas with retail, residential and
office uses. Consideration should be given to the safety of people on bicycles, including the
separation of bike facilities from vehicular traffic where desirable.
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Bicycle parking should be provided in every development and redevelopment project
where a need is identified. Lack of safe and secure bicycle parking can become a major obstacle
in promoting bike mobility in the Fairfax Center Area. With the installation of bicycle parking
careful attention should be given to providing the proper type and amount of parking, at the correct
location within a site, with enough space to properly install the parking. Bicycle parking facilities
should correspond to long-term and short-term parking needs.

Feng-termBicycle parking or storage should be provided at employment, school, shopping
and recreational areas, and commuter and apartmentmultifamily uses. These facilities require

weather protection and security devices, such as, bike lockers or controlled access areas._As
appropriate, support facilities such as showers should be included. Shopping, personal business,
and recreation trips have short parking duration. Open air parking devices which lock blcycle
wheels and frame, and are in close proximity and view of building entrances should be provided.
Bicycle parking spaces should be provided to accommodate anticipated demand.

Parking Management Guidelines

guldehnes for parkrng management in the Falrfax Center Area are recommended

. On-street parking is not recommended on the arterial roadway system;-subeennectors;
or service drives.;

. On street, parallel parking should be included on local streets and on internal streets
in new developments to buffer pedestrians from vehicle traffic, and to provide
convenient parking for residents.

. Whenever possible, shared parking should be encouraged-and-applications—eritically
evatuated during the development process:

. The location of off-street parking should be coordinated with existing public
transportation and pedestrian systems.

. Exterior and interior parking lighting design should provide adequate lighting levels
that ensure public safety without creating glare and light spillage into adjacent
structures, roads, and the pedestrian realm.
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HOUSING

A list of existing, under construction, and proposed assisted housing for the Fairfax Center
Area is shown in Figure 648. This list includes housing developments which, to the county’s
knowledge, have received some type of housing assistance as defined below, but it should not be
considered all inclusive.

Assisted housing includes programs which limit the amount of rent and the eligibility of
occupants based on income as a condition for the provision of financial assistance from federal,
state, or local sources. Some programs have time limits, and those units would no longer be
considered “assisted” after income eligibility and rent limitations have been removed. The
programs listed below are included as "assisted housing." Most programs provide assistance to
privately owned housing developments. In some cases, multiple sources of financing may be
used. The primary program and type of ownership is listed in the figure.

. Housing units owned or managed by the Fairfax County Redevelopment and Housing
Authority (FCRHA) and operated by the Department of Housing and Community
Development under the federal Public Housing program or the local Fairfax County Rental
program;

. Housing units owned by the FCRHA and leased to the Fairfax-Falls Church Community
Services Board for use as group homes or to nonprofit groups for emergency housing;

. Federal Section 8 project based rent subsidy units, which are usually privately owned;

. Units subsidized under federal mortgage subsidy programs including Section 202 (Elderly),
Section 811 (Disabled), Section 221(d)(3), Section 235 or Section 236. These units may be
publicly owned but most are owned by private or nonprofit entities;

. Developments which were financed with FCRHA bonds where a portion of the units must
have reduced rents for tenants who meet income eligibility requirements;

. Tax Credit/VHDA financed projects with Low Income Housing Tax Credits and/or
Virginia Housing Development Authority (VHDA) financing which establishes income
eligibility requirements, many of which are privately owned;

. Nonprofit rental units and group homes serving nine or more individuals and owned by
private entities, which were assisted with loans or grants from the Community
Development Block Grant (CDBG), Section 108 loans, Home Investment Partnerships
Program (HOME), or Fairfax County Housing Trust Fund;

. Moderate Income Direct Sales (MIDS) program units which are for sale to income-eligible,
first time home buyers with financial assistance provided in return for control of the re-sale
price of the home;-and

. Homebuyer Equity Loan Program (HELP) and Silver Lining Initiative are loan programs

using federal funds to help moderate income families to purchase market rate homes in the
County. Financing was both down payment and gap financing in the form of a second deed
of trust. The Silver Lining Initiative applied only to the purchase of homes in foreclosure.
Both programs are currently not available:

. Workforce Dwelling Units (WDU) are units created through the Board of Supervisors
WDU Policy which was adopted in 2007 to provide affordable housing in all residential
units in all building construction types including those that mid-and-hich-—rise butldines
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Number-of
ELand/ Assisted Type of Ownership
Rental Projects
Penderbrook B 48 Fairfax-County Rental
Penderbrook Drive
CedarLakes B 3 Fairfax-County Rental
Mozart Brigade Lane
WatersEdee B 9 Publie Houstne
Green Duck Lane
RaecanOaks 2 S+ Public Houstne
Legato Road
. Pond Resid K 20 Eaiefax C R L (Werki
Pender Drive Singles)
FhreReserveatFatrfaxCorner P2 4 PrivaterADE Rental Prosram
RandemHills Read
Wesley Agape House (Lee V2 12 beds Private/Scction 8T
Highway)
Homeownership
16% e . ’
MiD S::g I *; s] E] I *Eﬁe ﬁ{] © m‘i B; Hyets

ESeattered-Units
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FIGURE 6
FAIRFAX CENTER AREA
ASSISTED HOUSING
(Occupied, Under Construction, or Approved as of July 2013)

Number of
Land/ Assisted Type of Ownership

Location Sub-Unit  Units And Program
Rental Projects
Camden Monument Park A2 18 Private/ADU Rental Program
Gables Centerpointe A2 17 Private/ADU Rental Program
Jefferson at Fair Oaks A2 12 Private/ADU Rental Program
Ragan Oaks A2 51 Public Housing
Legato Road
Fairfax Corner (Bays 2 and 3) Bl 18 Private/ADU Rental Program

24 Private/WDU Program
Lincoln at Fair Oaks B3 18 Private/ADU Rental Program
Cedar Lakes D4 3 Fairfax County Rental
Mozart Brigade Lane
Fair Lakes El 6 Private/ADU Rental Program
East Market F 4 Fairfax County Rental
Archstone Fairchase H1 42 Private/ADU Rental Program
Legato Corner H1 13 Fairfax County Rental

40 Private/ADU Rental Program
Fair Oaks Landing H2 4 Fairfax County Rental
The Reserve at Fairfax Corner 11 41 Private/ADU Rental Program
Random Hills Road
Charleston Square 12 1 Fairfax County Rental
Residences at the Government 3 270 Public/private partnership
Center serving households earning up to

60 AMI

The Edge at Fairfax Corner 14 52 Private/ADU Rental Program
Westcott Ridge 15 10 Fairfax County Rental

56



ATTACHMENT 1

Ridgewood by Windsor J3 16 Private/ADU Rental Program
24 Private/WDU Program
Coan Pond Residences K 20 Fairfax County Rental (Working
Pender Drive Singles)
Penderbrook N 48 Fairfax County Rental
Penderbrook Drive
Water’s Edge P 9 Public Housing
Green Duck Lane
Hanley Shelter and R2 25 beds
Kate’s House 6
Woodlands Retirement Com W1 7 Private/ADU Rental Program
Wesley Agape House (Lee W2 12 beds Private/Section 811
Highway)
Homeownership
409* Affordable Dwelling Units
(ADUs) in the First-Time
Homebuyers (FTHB) Program
29* Moderate Income Direct Sales
(MIDS). HELP and Silver
Lining Initiative and proffered
units
*Scattered Units
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which-are exempt from the requirements of the ADU ordinance. The WDU policy is a
proffer-based incentive system designed to encourage voluntary development of new
housing affordable to a range of moderate-income households earning up to 120% of AMI;
and

. Affordable Dwelling Units (ADU) for sale or for rent to serve households with incomes up
to 70% of Metropolitan Statistical Area (MSA) median income and which are required to
be included in certain housing developments of 50 or more units pursuant to Article 2, Part
8 of the Fairfax County Zoning Ordinance. In some instances, units created under the ADU
Program may be owned by the FCRHA or a nonprofit organization; if so, they would be
considered in one of the other categories above.

In many cases the assisted units represent only a portion of a larger development. Only the
number of assisted units is included on the figure. Also, the housing listed as part of the Section
8 program is only that where the Section 8 rent sub51dy is tied to specific housing units (project
based). Housing where eligible tenants are receiving assistance through the Section 8 Housing
Choice Voucher Rental program or where the subsidy transfers with the tenant is not listed since
the units change continuously as tenants move. 5

i Finally, for some
proposed developments where a zoning proffer requires the provision of low and/or moderate
income housing, but no specific program (such as MIDS) is identified in the proffer, the type of
program is listed as Unknown.

ENVIRONMENT

Land development in the Falrfax

Center Area has the potential to adversely affect environmental resources, and therefore the
evaluation of land development proposals should include a set of environmental considerations.
Redevelopment also has the potential to improve downstream water resources through improved
on-site stormwater management practices. Environmental policies for the Fairfax Center Area
must-beare tailored to protect remaining high-quality environmental-the resources in this arecaen

Water Quality

The Fairfax Center Area includes the headwaters for four watersheds that contain a variety
of environmental resources: Difficult Run, Cub Run, Little Rocky Run, and Popes Head
Creek. All of these watersheds except Difficult Run are tributaries to the Occoquan Reservoir
water supply, and the careful control of stormwater management within these watersheds is
essential to the protection of this water supply resource. With respect to the Difficult Run
watershed, land use and water quality considerations are also of importance (as they are in all of
the area’s watersheds) within the context of watershed planning and implementation—Fairfax
County has devoted significant efforts and resources to improve water quality and stream
ecosystem health within all of the watersheds in the county. In addition, several stream segments
of Difficult Run have been identified by the Virginia Department of Environmental Quality as
having one or more water quality impairments per Section 303(d) of the Clean Water Act (as
have been stream segments downstream of the other watersheds in the Fairfax Center
Area). Once a water body is listed as impaired, a Total Maximum Daily Load (TMDL) report
must be developed to identify the sources causing the water quality impairment, the pollutant
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reduction needed and responsible parties. Stormwater runoff volumes and energy contribute to
downstream impairments, and therefore the control of stormwater runoff from upstream areas
within all of the watersheds in the Fairfax Center Area can have benefits in addressing the

1mpairments in downstream areas. D%&M&n—has—been—des@kated—as—a—eﬂﬁeal—enﬁrenmenta%

Development in the Fairfax Center Area has adwversely impacted the ability of the
headwaters to fulfill the functional role in maintaining water quality by altering the naturally
occurring intermittent streams, changing the natural topography, and replacing porous landscapes
with impervious surfaces. The combined effects of these activities has induced increased
scouring of stream channels and an influx of water pollutants. 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. There are
numerous available techniques of siting, ehoiee—of-materials; construction methods and water
quality management practices, including stormwater best management practices, better site
design and low impact development techniques (see the Environment section of the Policy Plan,
Objective 2, Policy k) and preservation and/or restoration of the stream valley Environmental
Quality Corridor (EQC) system, that can assaresupport the preservation and enhancement of
water resourcesefthe Diffieult Run-watershed. One or more of Fthese techniques mustshould be
used in all development projects within the area. Redevelopment of previously developed sites
provides opportunities to improve upon existing stormwater management measures and for
installation of advanced stormwater management techniques.

Due to its watershed divide location, the Fairfax Center Area streams are small with
intermittent channels predominating Much of the area is relatively flat with some shallow sorls

found- Freshwater Wetlands are most likelv to be present where hvdric sorls are found

particularly within floodplains and other areas near streams. The Fairfax Center Area also has
vaeant-pareels—-with-areas of upland hardwoods.

—Wildlife is evident in the stream channels, the wetlands, forested areas,
and meadows. Due to road construction and land subsegquent development, much of the
remaining—habitat is fragmented. The ecological resources of this area should be enhanced
through the development process by means—ef restoring an enlarged EQC system that
incorporates headwater streams, wetlands, and connected patches of upland hardwoods and other
habitat types. All wetlands are to be preserved in their natural state, or their loss fully mitigated,
ideally within the watershed.

There is also a need to protect the water and environmental quality of the Occoquan basin
area. The Occoquan basin drains approximately 20 percent 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 levels in the basin are worsening, due to increasing development throughout the
multi-jurisdiction watershed. Further influx of development into the area will be detrimental to
water quality and wildlife habitats unless environmentally sensitive site development measures
are utilized. Protection of water resources should be pursued through effective stormwater
management and best management practice techniques that will reduce pollutant runoff and,
where practicable, reduce stormwater runoff volumes

. Every effort should be made to assure that
streams will not flood and cause damage to neighborhoods and homes due to future construction
in undeveloped areas. Stormwater infrastructure should be designed to ensure that runoff from a
developing site will not adversely affect any neighboring sites.
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Nonpoint source pollution has been identified as a major contributor to water quality
problems in the Occoquan Reservoir. The impact of nonpoint source pollution is related to
impervious cover and stormwater runoff volumesland—use-densities. As development becomes

more intense and higher percentages of the land surface are paved, pollution concentrations in
the urban stormwater runoff increase drastically. This nonpoint source pollution can be reduced

by the 1mp1ementatlon of BMPs AAJ—pfejeets—w%k&n—th%afea—m&sFab*é%by—ﬂa%B%@Ps—emer—fef

swa%es—aﬁd—vegetat}eﬂ—ﬁ-l-ter—stﬂ-ps—All prolects 'in the area must complv w1th stormwater

management and best management practice requirements as adopted by the Board of
Supervisors. A range of practices and strategies are available to satisfy these requirements. There
should be an emphasis on better site design and low impact development (LID) techniques (see
the Environment section of the Policy Plan, Objective 2, Policy k) in order to minimize the
adverse impacts of stormwater runoff.

Pomt source dlscharges of pollutants have not been a concern in this
area. However, if any such discharges are proposed, they should be studied carefully within the
planning process in order to ensure protection of water resources from any water quality

degradation.

High water quality should continue to be promoted in the Falrfax Center Area through land
use and structural controls-in w : !

. Per the Environment section of the Policy Plan, Objective 2, Policy 1, pursue protection of

stream channels and associated vegetated riparian buffer areas along stream channels
upstream of Resource Protection Areas (as designated pursuant to the Chesapeake Bay
Preservation Ordinance) and Environmental Quality Corridors.
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Encourage the expansion of EQCs beyond the minimum stream valley components by

incorporating adjacent areas with natural features worthy of protection and encourage
increased on site open space compliance substantially above minimum requirements.

Working Group recommendation: On October 13, 2016 the Working Group
recommended the following paragraph:

“Encourage the expansion of EQCs beyond the minimum stream valley components
by incorporating adjacent areas with natural features worthy of protection and
encourage increased on site open space compliance above minimum requirements..”

The previous bullet is a modification of the minor development element in the adopted Plan
text that encourages expansion of EQC’s beyond the minimum stream valley components
and increased on site open space compliance at least 50% above minimum requirements.
The removal of the quantifiable target for the open space would allow flexibility during the
development review process. The staff recommendation that adds the word “substantially”
would retain the order of magnitude more consistent with the adopted Plan.

Encourage cluster development in areas that are planned for low development densities.

Such cluster development should be designed to maximize the preservation of remaining
natural resources in the area and to minimize impervious cover, thereby reducing
stormwater runoff volumes while maximizing areas within which groundwater resources
can be recharged; this would be of particular benefit in the portion of the Fairfax Center
Area within which an aquifer recharge area has been identified.

mftitration—techniques—maybe—appropriate Ensure that proposed new development and
redevelopment provides onsite measures for water quality and quantity controls.
Coordination of stormwater management controls among multiple development sites may
also be effective in achieving stormwater management goals in an efficient manner. In
some instances, new development may present an opportunity to contribute to one or more
proposed projects noted in the watershed management plans.:-and

Environmentally-friendly stormwater design should be an integral design principle that is

part of the conceptual stage of site development, recognizing that stormwater management
measures may be phased with development. The stormwater design should first seek to
minimize the effect of impervious cover, followed by the application of stormwater reuse,
retention, detention, extended filtration and, where soils and infrastructure allow,
infiltration to improve downstream waters. Coordination of stormwater management
controls among multiple sites may also be effective in achieving stormwater management
goals in an efficient manner. Stormwater management and water quality controls should be
optimized for all future development projects consistent with the scale of such projects.

Stormwater management and water quality controls for development and redevelopment

should be designed to return water into the ground where soils are suitable or reuse it,
where allowed. Stormwater quantity and quality control measures should be provided with
the goal of reducing the total runoff volume and/or significantly delaying its entry into the
stream system. In furtherance of stream protection and/or restoration through replication of
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natural hydrologic conditions, the emphasis should be on LID techniques (also referred to
as “green stormwater infrastructure”) that evapotranspire water, filter water through
vegetation and/or soil, return water into the ground or reuse it. LID techniques of
stormwater management should also be incorporated into new and redesigned streets, as
well as parking lots, where allowed and practicable.

. At a minimum for any application at the overlay level, stormwater management measures
and/or downstream improvements should be pursued to optimize site-specific stormwater
management and/or stream protection/restoration efforts, consistent with the adopted
watershed management plan(s) that is/are applicable to the site. Such efforts should be
designed to protect downstream receiving waters by reducing stormwater runoff volumes
and peak flows from existing and proposed impervious surfaces to the maximum extent
practicable. consistent with watershed plan goals.

Soils

Problem soils are found in much of the Fairfax Center Area. The eastern portion of the
Fairfax Center Area contains rock formations in which naturally occurring fibrous asbestos may
occur. Also, shrink-swell clays occur in the eastern and far western portions of the Fairfax Center
Area. Development proposals should detail how these concerns will be mitigated. Highly
erodible soils are also found adjacent to small tributaries on steep slopes. These conditions create
constraints for development. Highly erodible soils and steep slopes along stream valleys make
watershed preservation an essential concern.

Green Building Practices

Future development and redevelopment within the Fairfax Center Area should promote
increased quality of life for the public and improve the quality of natural resources by employing
sustainability and innovation in planning and design. The Policy Plan’s Environment Section
provides guidance for green building practices applicable to Suburban Centers and includes
sustainable practices such as the achievement of the U.S. Green Building Council’s Leadership
in Energy Environmental Design (LEED) certification or equivalent third-party certification.
Ensure that development proposals at the high end of the density/intensity range follow the
guidance in the Policy Plan regarding such development."

Working Group recommendation for Green Building Practice: On October 13, 2016
the Working Group recommended the following paragraph as guidance for the Green
Building Practices section:

“Future development and redevelopment within the Fairfax Center Area should promote
increased quality of life for the public and improve the quality of natural resources by
employing sustainability in planning and design. The Policy Plan’s Environment Section
provides guidance for green building practices applicable to Suburban Centers and
includes sustainable practices such as the achievement of the U.S. Green Building
Council’s Leadership in Energy Environmental Design (LEED) certification or
equivalent third-party certification. To achieve development at the high end of the
density/intensity range, high quality, innovative green building practices are expected.”

The staff recommendation proposes to modify the working group recommendation as the
Policy Plan Environment section provides more specific guidance pertaining to
development at the high end of the density/intensity range (considered the upper 40% of
the range between by-right development potential and the maximum Plan intensity) and
development with an exceptional intensity or density (e.g., 90 percent or more of the
maximum planned density or intensity).
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HERITAGE RESOURCES

The Fairfax Center Area contains both known and potential heritage resources. A list of
those heritage resources included in Fairfax County's Inventory of Historic Sites is listed on
Figure 74, and a map of those resources is shown in the Bull Run Planning District on Figure
55_and in the Fairfax Planning District on Figure 5. The Inventory is open-ended and continues
to grow. For information about these and other historic sites, consult the Fairfax County
Department of Planning and Zoning. Identified heritage resources include:

Ox Hill Battlefield Park — The only remaining undeveloped land of the approximately 500
acres of farm, fields and woods where the Civil War Battle of Ox Hill, also known as the Battle
of Chantilly, was fought.

. Woodaman House — ¢. 1790 farm house with log framing interior.

FIGURE 7H
INVENTORY OF HISTORIC SITES
FAIRFAX CENTER AREA
(Inventory as of 2015)
Planning
SeetorLa
nd/Sub-  Parcel
Name Location unit Number Date
Ox Hill Battlefield 4134 West Ox Road, BRD4  46-3((1)) 1862,
Memorial Park Fairfax 28A, 31B, 1915
32, 32A;
46-3 ((5)) 5,
6
Woodaman House 12816 Westbrook Drive, = BR7R2 55-2 ((3)) c. 1790
Fairfax E2
Fairfax Villa Park East of Shirley Gate w2 56-4 ((6)) c. 5000
Road between Lee A. 39. 40 BCE-
Highway and Braddock 41 42 87A. Early 200
Road, Fairfax 573 (1) 1 Century
2. 57-3 (7))
Al

indicates demolition: potential remains for archaeological site.
National Register of Historic Places

*
N

V  Virginia Landmarks Register
H Historic Overlay District
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Few historic buildings in the area have been formally documented. Reconnaissance surveys

in 2016 identified several topics and properties for more thorough documentation. Heritage
resource staff in the Department of Planning and Zoning should be contacted regarding resource
identification and ongoing survey efforts as directed by the 1988 Heritage Resource Management
Plan and the Comprehensive Plan Policy on Heritage Resources. There is the potential for
additional heritage resources to be identified. The residential history of the area should be
documented. Evaluation of potential resources should provide adequate information to determine
if a property qualifies as an identified heritage resource.

The right-of-way for the pre-Civil War Manassas Gap Railroad transverses portions of the
O P Y;and-V-Land Units_ H, I, V and W. Where possible, visible manifestations of the railroad
bed should be preserved or incorporated into development plans as scenic or historic amenities.

Several prehistoric archaeological resources have been located in the Difficult Run EQC
and in the Fairfax Villa Park and should be avoided. Several of these resources are particularly
vulnerable to public utility impact and should be evaluated. Appropriate archaeological study
will be required if any of these sites are to be impacted.

There are several historic family cemeteries located within the Fairfax Center Area.
Development plans must provide for their preservation in accordance with state and county
statutes and ordinances. Other heritage resources including those protected by Historic Overlay
Districts, or listed in the National Register of Historic Places or the Virginia Landmarks Register
are also shown on Figure 7H, and may be identified in the text and recommendations section.

The Fairfax County Inventory of Historic Sites, the Virginia Landmarks Register, the
National Registers of Historic Places, and the county’s Historic Overlay Districts promote the
recognition of sites with historic, architectural and archaeological significance. Designation
confers public recognition and can offer incentives for preservation to the property owner.

The county Inventory of Historic Sites includes properties which meet certain eligibility
criteria and are officially designated by the county's History Commission. In addition to historic,
architectural or archaeological significance, property that serves as a focus of community
identity and pride may also be recognized. The benefits of designation include public recognition
of the structure's significance and enhanced support for preservation. Owners of properties
included in the Inventory may meet with the county's Architectural Review Board on a voluntary
basis to review proposed changes to their properties. Project review and approval by the county’s
Architectural Review Board may be required in accordance with the guidance provided by the
Policy Plan under Land Use Appendix 9 Residential Development Criteria 8 Heritage Resources.

The Virginia Landmarks Register and the National Register of Historic Places also officially
recognize properties meeting specific criteria. Like the county Inventory, benefits of designation
include public recognition and enhanced support for preservation. In addition, projects that are
funded or sanctioned by federal government agencies may require review to determine if they
will have any effect on properties listed in or eligible for listing in the National Register of
Historic Places. Alternatives must be explored to avoid or reduce harm to the historic properties.
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The county’s Historic Overlay District is a zoning tool used to regulate proposed new
construction and changes to existing structures in areas containing heritage resources to ensure
compatibility with the resources. Site design, facades, demolition, and building materials must be
reviewed and approved by the county's Architectural Review Board.

In those areas where significant heritage resources have been recorded, an effort should be
made to preserve them for the benefit of present and future generations. If preservation is not
feasible then the threatened resources should be thoroughly recorded and, in the case of
archaeological resources, the data recovered in accordance with countywide policies.

Prior to any zoning action, heritage resource staff from the Department of Planning and
Zoning should be consulted as to what architectural surveys are necessary to document any on-
site cultural resources. Staff from the Cultural Resource Management and Protection Branch of
the Park Authority should be consulted to develop a scope of work for any on-site archaeological
surveys prior to any development or ground disturbing activity. Should architectural or
archaeological resources be discovered that are potentially eligible for inclusion in the National
Register, further survey and testing should occur to evaluate these resources as to their eligibility.
If such resources are found to be eligible, mitigation measures should be developed that may
include avoidance, documentation, data recovery excavation and interpretation.

PUBLIC FACILITIES

Existing public facilities located within the Fairfax Center Area and those to which a future
need has already been identified are included in Figure 842. Major expansions of existing
facilities (with the exception of federal or state facilities) or uses of land that are distinctly
different than the use of the public facility must be considered by the Planning Commission
through provisions outlined in Section 15.2-2232 of the Code of Virginia. For these existing
facilities minor expansions which are in keeping with the character of the facility may be
considered in conformance with the Plan.

Traditionally, public school capacity needs have been addressed through various means
including dedication of land, new school construction, additions to existing facilities, interior
architectural modifications, use of modular buildings, changes to programs, and/or changes to
attendance areas. In addition to the traditional means for addressing school capacity requirements
listed above, Fairfax County Public Schools should evaluate other possible school impact
mitigation strategies. The impact of development on schools should be mitigated by the
developer(s) and the county. Any impact on schools, necessitated by any increased intensity,
must be addressed with provisions for mitigation.

A—number—of-The following public facilities have been identified as future needs in the
Fairfax Center Area. These projects are included for informational purposes and in most cases
will require a 2232 Review public hearing before the county Planning Commission prior to being
established. Those facilities for which a specific location for future construction has been
identified are also listed in the land unit recommendations and are considered a feature of the
Comprehensive Plan upon review by the Planning Director and concurrence by the Planning
Commission. If such feature shown determination is made, these projects will not require a

future 2232 Review public hearing. %&feﬂewn&g—pﬁbl&&f&e&&esﬁaf%}éemkﬁed—&s—f&m*%keeés
-the Fatrfax-Center Area:
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FIGURE 8

FAIRFAX CENTER AREA
EXISTING PUBLIC FACILITIES

ATTACHMENT 1

Land Publi Human Public Utiliti Other Public
Unit Schools Libraries Safety Services Facilities
A FCWA Fair
Oaks Pumping
Station
B County Admin.-  Pennino
Government Building Human
Center, Herrity Services Center
Building
Community
Development
Center
C Fair Oaks Police
and Fire Station
Co.2
G Animal Shelter 1-66 Transfer WMATA Bus
DVS West Ox Station Operations
Maintenance Recycling Drop-  Facility
Facility, Fire off Facility
Training, *VDOT
Police Heliport Maint. Yard
Virginia Police
Headquarters,
PSTOC
H Eagle View Fairfax Center Sanitary Sewage
Elem. school Fire Station Co. Pumping Station
40
1 Sanitary Sewage
Pumping Station
J Adult Care
Residence for
Persons with
Mental Illness
K Sanitary Sewage
Pumping Station
N Sanitary Sewage
Pumping Station
R Girls’ Probation
Home
w Boys’ Probation

Home

*Federal and state facilities are not subject to the 2232 review process.
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14. Expand the Girls' Probation Home to 24 beds. This facility is located on Parcel
55-4((1))10 on the north side of Lee Highway in Sub-unit MR2.

2.  Expand the Boy's Probation Home to 22 beds. This facility is located on Parcels 56-

4((1))10 and 11 on the west side of Shirley Gate Road.

|«

Expand or improve the existing Police Heliport.

PARKS AND RECREATION

The Fairfax Center Area represents both an opportunity and a challenge teo-ereate—a—new
meodel for the-provision-efproviding park and recreation facilities in an urban environment. The
opportunity is to enhance the quality of life by locating these facilities in theseclose proximity to
the workplace as well as residences within a Suburban Center. The challenge is to institute
cooperative public and private sector efforts to protect significant ecological and heritage
resources and to provide a full range of facilities to accommodate the active and passive
recreational needs of the community. Planning for places to playrecreate should therefore be a
major priority in the development of the Fairfax Center Area.

Existing local parks and publicly accessible open

spaces, and the Environmental Quality Corridors radiating outward from the headwaters of

several stream valleys within the Fairfax Center Area sheuld-form the backbone of the parka
majer-greenway system centrally located in the county. Major stream valleys within the Fairfax
Center Area are Difficult Run, Big Rocky Run, and Little Rocky Run. Publicly accessible areas

on public and pnvate land 1nclud1ng tralls and b1kewavs th%beaﬂd-aﬂes—eilth%hnear—paﬂ(—a-}eng

fel-aﬁenshl-p—te—e&kersupplement the Dubhc park and recreatlon elements

Continued dPevelopment of the Countywide Trail and Bikeway System will-eventually
providesupports pedestrian and bike access from the Fairfax Center Area to several major
Countywide and Regional Parks including Ellanor C. Lawrence Park in Centreville and Bull
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Run, Hemlock Overlook and Fountainhead Parks on the Occoquan River. The pProvision of safe
pedestrian and bike crossing at major roads is therefore essential.

New residents, employees and visitors increase the need for park space and recreational
facilities. Limited opportunities remain to add significant parkland in the Fairfax Center Area.
Therefore to offset impacts to park resources and service levels, all development within the
Fairfax Center Area should contribute to creating new parks, adding park facilities, constructing
trails, protecting remaining natural areas as well as cultural features in this area. Natural and
cultural resource impacts on parks must be mitigated through best practice design, protections,
and restoration methods. Future development in this area should also be encouraged to achieve
environmental reclamation of degraded EQCs and other sensitive features.

The Park Classification System adopted as a part of the Policy Plan outlines a hierarchy of
park and recreation facilities which should be jointly developed by the public and private sector
as follows. Figure 9 lists the parks within the Fairfax Center Area.

FIGURE 9
FAIRFAX CENTER AREA
EXISTING PUBLIC PARKS
(As of May 2016)
s . Regional, State
Local District Countywide Resource-Based & Federal
Arrowhead Poplar Tree Ox Hill Battlefield
Carney Piney Branch S.V.
Dixie Hill Random Hills
Fair Oaks
Fair Ridge
Fair Woods
Greenbriar
Commons
Stringfellow
Willow Pond
Neighborheod-Local Parks

Public local parks in close proximity to residents are deficient in the Fairfax Center Area.
On-site NeighberhoodPlocal park facilities should be provided as part of all planned residential
development with an effort to connect to the broader park system within Fairfax Center Area
through green infrastructure and trails. In-addition—to—theHnearpark—along Menument-Drive;
other ullrban parks i the torm of plazas at major road interscctions and other locations are
recommended, as outlined in Appendix 2 of the Parks and Recreation Element of the Policy
Plan, as integral features of mixed-use and transit-oriented development in the Fairfax Center
Area. These parks should—te be developed and managed primarily by the private sector in
accordance with the Urban Parks Framework with —Pplanning and program support should-be
provided-byfrom public agencies. Private open space connectivity, such as that provided by Fair
Lakes League, supplements the local park provision. Non-park public spaces, such as the
Government Center grounds, are easily accessible to a large number of Fairfax Center Area
residents, workers, and visitors who enjoy its landscaped areas, events and trail network. Its
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central location and various features serve an important local park and community building
function. As most residents in the area lack vards, the need for additional dog parks and areas for
community gardens are particularly important deficiencies to address.

Community-and District Parks

Several district parks serve the Fairfax Center area including Oak Marr Park, Patriot Park,
Braddock Park, Willow Springs Park, Poplar Tree Park, and Greenbriar Park, These parks offer a
RECenter, athletic field complexes, golf and driving range, mini-golf, picnic pavilions and other
features that support broad recreational needs. In addition, athletic fields offering community use
are provided in schools located within and on the perimeter of Fairfax Center Area. Penderbrook
Golf Course, a privately operated facility, is open to the public.

Resource-Based Parks

Resource-based parks have significant cultural and natural resources. These parks support
nature, horticulture and history programs, gardening, nature watching and appreciation of local,
regional, state, and national history. Although located mostly on the perimeter of the Fairfax
Center Area, extensive stream valley parks are part of the resource-based parks network. These
stream valleys provide opportunities for increased connectivity, trails, nature enjoyment, habitat
protection and interpretative features. Some resource-based parks may have separate areas
designated for recreation purposes.

Countywide Parks

In addition to the stream valley parks—diseussed—abeve, eountywide-level park—and
on facilities include:

Ox H111 Battleﬁeld Park the 51te of the Ox H111 Memorial Markers;—should—be
, v and interpretive
trall and features 1S a swmﬁcant cultural resource- based park that commemorates
thisa major Civil War engagement.:-and
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TRAILS AND BICYCLE FACILITIES

Trails planned for this sector are delineated on the 1:4,000° Countywide Trails Plan Map
which is referenced as Figure 2 in the Transportation element of the Policy Plan and is available
from the Department of Transportation. Trails in this sector are an integral part of the overall
county system. While some of the segments have already been constructed, the Countywide
Trails Plan Map portrays the ultimate system for the sector and the county at large. In addition,
the map specifies a classification for each segment, which represents the desired ultimate
function and surface type of the trail. Specific construction requirements are detailed in the
Public Facilities Manual.

Bicycle Facilities for this sector are delineated on the 17:4000° Countywide Bicycle
Network Map which is referenced as Figure 3 in the Transportation element of the Policy Plan
and is available from the Department of Transportation.

Coordinated walkway networks are essential and should be required of all development in
the Fairfax Center Area. Comprehensive, coordinated walkway networks should be required for
each site to provide full intra- and interparcel pedestrian circulation to and from all buildings,
parking, recreational facilities, and to or through open space areas_and stream valley parks. High
volume and high speed roadway _intersection control and design should accommodate pedestrians
through the use of separate pedestrian grade-separated crossings, walkway incorporation into
roadway grade separations, pedestrian activated signals and crosswalks. Local roadway networks
that are designed to discourage automotive through travel should allow nonmotorized through
travel via cul- de -sac connectlons

oe. Pedestrian

c1rculat10n should be prov1ded through and from parkmg lots and to transr[ stops

CORE ARFEA VISION

The planned extension of Metrorail to the Fairfax Center Area presents an opportunity to
transform the auto-oriented, suburban-style character of the core area into an interconnected,
urban-style, transit- and pedestrian-friendly place. Future replanning in the Suburban Center
Core Area may be appropriate due to the future provision of mass transit, pending further
transportation studies. In addition to meeting the areawide recommendations for the Fairfax
Center Area, all development including redevelopment and infill development within the
Suburban Center Core should include the following elements:

Land Use

. A transit-oriented core area will include a mixture of existing uses, such as the Fair Oaks
Mall and the Government Center, along with the development of surface parking lots and
the redevelopment of lower-intensity uses. To create a lively, transit-oriented place, the
vision should be realized through a synergistic mixture of land uses and a coordinated

design.

. Residential uses should be designed and located in a manner that reduces the traffic-related
noise impact on such uses, as per county policy. Retail uses should be conveniently located
in the ground floor of buildings in order to serve the residents and employees, animate the
street, and promote pedestrian activity. The retail uses also should be located strategically
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to take advantage of visibility and promote walkability, at such areas as prominent
entryways, corridors, or public plazas. Residents, emplovees, and visitors should have
convenient access to urban parks, open space, recreational space, and other services.

If redevelopment includes individual development phases, a logical phasing plan should be

part of any proposal to demonstrate how ultimate development at the greatest planned
intensity will achieve Comprehensive Plan goals.

Urban Design

The building orientation and site layout should contribute to connectivity, encourage

walkability, and create a pedestrian-scaled environment.

Block sizes should be compact with buildings located close to one another and aligned with

and oriented to the street. A variety of building heights, massing, and articulation should be
provided to create visual interest along the street and minimize sun shading of the street or
adjacent parcels by tall structures. Loading areas, blank walls, and rear-facades should be
treated in ways that do not detract from an urban street experience.

Redevelopment and new development along the perimeter of the core should be inviting

and designed to relate to the neighboring uses. Notable gateway features, such as public art,
plazas, landscape features, or interesting architecture should be utilized to distinguish the
core.

Signage or other wayfinding devices should be incorporated as gateway features and

installed as part of a comprehensive wayfinding plan to facilitate easy movement around
the core. The architecture, landscaping, signage, and materials should establish unified

design themes.

Streetscapes should be animated and attractive through the usage of storefront windows

with browsing areas, entrances, landscaping, plazas, unique paving materials, outdoor
cafes, seating areas, and other street furniture or amenities.

Transportation

The planned Metrorail extension to the core area is the key component of the new vision

for the core area. This vision foresees the transformation of the core from its auto-oriented,
suburban character into an inter-connected, urban, transit and pedestrian-friendly place. To
facilitate this transition, any future redevelopment will need to balance new development
with providing infrastructure and facilities for transit, pedestrians and bicycles in the core
area. Focusing this new development around the Metrorail station is critical to promote the
use of mass transit and the transformation of the core.

Multimodal accessibility should be the primary component of any transportation analysis

for a development plan. To enable this review, plans should identify opportunities to
improve bike, pedestrian and transit accessibility to the site, and how connections into and
within the core will be improved or enhanced to safely accommodate these modes.
Vehicular and pedestrian conflicts at intersections should be identified, and the needs
balanced and prioritized.

Improvements to roadways, streetscapes, and intersections to the core area will be

necessary with the development associated with the Metrorail Station. Access to and from
the Metrorail station and within the core area should be facilitated with all development.
These improvements should enhance multimodal connections and ensure safe facilities for
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pedestrians, bicyclists, drivers, and transit riders. Sidewalks, bicycle lanes, or bicycle
signage should be integrated into the transportation network in the core area.

. Roads that are privately owned and/or maintained may be a critical component of the
transportation network in the core area. All roads, public and private, should be designed to
provide mobility for vehicles, transit, pedestrians, and cyclists, where a need is identified.

. In addition to roadway improvements and enhancements to the pedestrian environment,
other strategies to reduce vehicular trips should be employed. A Transit Demand
Management program should be developed for the core area and implemented in order to
reduce vehicular trips with any redevelopment.

«  Redevelopment should continue to allow direct local bus access to and through the core to
support the existing and planned local bus service that accesses the area. Facilities for the
transit riders, such as shelters, real time information displays, bus bays, bicycle racks, or
other related improvements, should be provided.

. Parking in the core should be consolidated into structures, under-ground or above ground,
and integrated into the streetscape in order to minimize, if not eliminate, surface parking
lots. On-street parking for retail should be integrated into developments. Structured parking
should be located behind buildings or, if visible from the street, screened or treated in a
manner that contributes to the visual appeal of the streetscape. If surface lots must be
utilized, redesign and consolidation is encouraged to facilitate improved pedestrian
connections within the core area. Creative approaches to reduce the amount of required
parking provided, such as shared parking strategies or parking maximums should be
considered.

Parks and Public Facilities

. A network and hierarchy of open spaces and urban parks should be established consistent
with the recommendations of the county’s Urban Parks Framework.

Environment

. Any expansion or substantial renovations of existing structures should incorporate green
building features to a significant extent. Incorporation of green building features for
existing buildings should be encouraged. ”
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Staff recommends the Comprehensive Plan be modified as shown below. Working Group
recommendations that differ from the staff recommendation are shown within a text box.

REPLACE: Fairfax County Comprehensive Plan, 2013 Edition, Area III, Fairfax Center Area,
as amended through 9-20-2016, Land Use Plan Recommendations — The Overlay Level, pages
43-112:

“LAND USE PLAN RECOMMENDATIONS - THE OVERLAY LEVEL

LAND USE

The land use assignments and intensities at the overlay level and associated options
represent the preferred level of development if the guidance outlined within the Areawide
Recommendations is satisfied. The overlay level is based upon a single core concept. In this
concept the core area contains the most intense mixed-use development, and includes Land Units
A and B. This core area is located west of the Lee-Jackson Memorial Highway (Route
50)/Interstate 66 (I-66) interchange, south of Lee-Jackson Memorial Highway, and north of
Government Center Parkway and Post Forest Drive. The core consists of the Fairfax County
Government Center; Fairfax Corner; Fairfax Towne Center; Fair Oaks Mall and the adjacent
office, hotel and commercial uses; residential uses; as well as plazas and open space.

In general, intensity of development at the overlay level diminishes with distance from the
core area. The baseline level represents the minimum level of density/intensity in the
implementation approach for the Fairfax Center Area. The overlay level recommendations
encourage the Fairfax Center Area to develop into a major mixed-use center in the county.
Concentrations of multifamily residential developments in proximity to areas of commercial
activity are incorporated in the Plan. While the overlay level is the preferred development
intensity, an applicant may choose to develop at a lesser intensity of development.

Land Use Recommendations - By Land Unit

The Fairfax Center Area is divided into land units as shown in Figure 10. The Plan text
recommendations are presented on an individual land unit and sub-unit basis. The Plan text
refers to the maximum intensity allowed with the overlay level or associated options, as well as
other considerations for development within each land unit.

The following land use categories are utilized within the land unit recommendations to
achieve the desired mix of uses within the Fairfax Center Area.

Office/mix: Predominantly office use with other associated commercial activities limited to
those allowed in the county's Planned Development Commercial (PDC) zoning district with
housing as the dominant secondary use. A 2 to 1 split between primary uses and residential uses
is assumed and is the goal of the Plan for these areas.

Residential/mix: Predominantly residential use with supporting retail and service activities
within the limits set forth in the county's Planned Development Housing (PDH) zoning district as
the secondary uses. It is recommended that planned mixed uses be achieved via the county's P
districts. If conventional zoning districts are used, the developer is expected to commit to a
development plan which assures that Plan objectives are achieved.
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FIGURE 10
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SUBURBAN CENTER CORE AREA

General Development Conditions

As the primary mixed-use development in the area, the Suburban Center Core area should
exemplify the overall planning philosophy of the Fairfax Center Area. The linear park along the
north side of Monument Drive and urban plazas must be accommodated in development plans
for the area. Development plans should also portray any future building and parking structure
phasing that 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,
lighting, and sign design should be well-integrated. A day-night activity cycle is recommended
through a mixture of office, retail, hotel, entertainment, and housing opportunities.

LAND UNIT A

CHARACTER

This land unit is located west of the Lee-Jackson Memorial Highway /I-66 interchange and
includes the Fair Oaks regional mall, Fair Lakes Promenade, Fairfax Towne Center,
Centerpointe office development, and surrounding residential development.

RECOMMENDATIONS
Land Use
Sub-unit A1

Baseline: Mixed use up to .15 FAR
Overlay: Mixed use up to .65 FAR

Sub-unit A1 consists of approximately 133 acres and contains the Fair Oaks regional mall
at its center and several office buildings and hotels around its perimeter. A Metrorail station
is planned to be constructed along [-66 with a pedestrian connection to the sub-unit.
Subject to adoption by the Board of Supervisors, a Bus Rapid Transit (BRT) system may
be constructed as an interim or alternative transit mode. The BRT system, if deemed
appropriate, would potentially extend westward toward the county line and potentially into
Prince William County from the Vienna Metrorail station or points east. BRT is defined as
a system operating in the median of I-66 in an exclusive lane, segregated from the public
traffic on I-66. The system would be served by stations similar to Metrorail with bridge
connections to adjacent parcels. Service would consist of larger buses such as articulated
buses. BRT is a higher quality system than the express bus or bus priority system as
recommended in the 2010 Virginia Department of Rail and Public Transit’s (DRPT) 1-66
Transit/Transit Demand Management (TDM) study.

Sub-unit A1 is planned at the overlay level up to 0.65 FAR overall. The 109.5-acre portion
of the sub-unit that contains the Fair Oaks Mall property (“mall property”), as shown on
Figure 11, is planned for residential, retail, hotel, and office uses at the overlay level, which
equates to approximately 3.1 million square feet of development. The approximately 24-
acre remainder of the sub-unit is planned for retail, hotel and office uses at the overlay
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level. As an interim phase in the overlay level, the mall property is planned for retail and
office uses up to an intensity of 0.50 FAR. Redevelopment at the interim phase should meet
the development elements and the performance criteria recommended at the overlay level.

As options at the overlay level, development on the mall property may be increased up to
3.8 million square feet (an intensity of up to 0.80 FAR) subject to adoption and funding of
a BRT system (“BRT Option”) and increased up to 4.8 million square feet (an intensity of
up to 1.0 FAR), subject to funding of the planned extension of Metrorail along I-66 in the
vicinity of the mall (“Metrorail Option”). The majority of the development under the
Metrorail Option should be concentrated near the planned transit station within
approximately ' mile of the platform. As redevelopment occurs across the mall property,
the cumulative total square feet should not prevent the potential for the most intense
development from being located near the station.

While preserving the sub-unit’s role as a regional retail center, redevelopment of the sub-
unit and the mall property, in particular, presents an opportunity to transform the auto-
oriented, suburban-style character of the sub-unit into an inter-connected, urban-style,
transit and pedestrian-friendly place. In order to achieve this goal, the ultimate vision for
redevelopment should be defined at the earliest phase of redevelopment through a
conceptual circulation plan. The plan should ensure that any redevelopment works toward
achieving the ultimate goal of an integrated, transit-oriented development. If
redevelopment includes individual development phases, a logical phasing plan should be
part of any redevelopment proposal to demonstrate how ultimate development at the
greatest planned intensity will achieve Comprehensive Plan goals.
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Circulation into, around, and through the mall property, connecting to land uses on the
periphery of the mall property and outside the land unit, should be the primary component
of conceptual plan. The central location of the mall in the sub-unit and its spoke-like design
present a challenge for movement, particularly for pedestrians. The future vision should
identify multi-modal corridors of movement and how connections will be improved or
enhanced to safely accommodate pedestrians, bicyclists, and transit in the sub-unit.
Vehicular and pedestrian conflicts at intersections should be identified, and the needs
balanced or prioritized. The design should bring the internal activity and vibrancy of the
mall outward to the surrounding streetscapes of the new development by extending mall
corridors outward to the new roadways. The circulation pattern should be logical and
cohesive and recognize that the most direct connection across the site will occur through
the mall building.

The vision should be realized through a synergistic mixture of land uses and a coordinated
design. The retail use in the mall may expand up to two million square feet under the
overlay or overlay option levels. Initially, the mall’s retail use should comprise the majority
of the total development. As redevelopment occurs under the options on the mall property,
the land use components should shift such that the mall square footage should become less
of the total development, and the new development on the mall property at the Metrorail
Option becomes the majority of the total square feet. Under the Metrorail Option, the
residential component should be generally 30 percent of the total development, and the
retail use of the mall should be generally 40 percent of the total development.

Residential uses should be designed and located in a manner that reduces the traffic-related
noise impact on such uses, as per county policy. Retail uses, exclusive of the mall, should
be conveniently located in the ground-floor of buildings in order to serve the residents and
employees, animate the street, and promote pedestrian activity. The retail uses also should
be located strategically to take advantage of visibility and promote walkability, at such
areas as prominent entryways, corridors, or public plazas. Residents, employees, and
visitors should have convenient access to urban parks, open space, recreational space, and
other services. A network and hierarchy of open spaces and urban parks should be
established per county policy.

The building orientation and site layout should contribute to the connectivity internal to the
mall property, encourage walkability, and create a pedestrian-scaled environment. Block
sizes should be compact with buildings located close to one another and aligned with and
oriented to the street. A variety of building heights, massing, and articulation should be
provided to create visual interest along the street and minimize sun shading of the street or
adjacent parcels by tall structures. Loading areas, blank walls, and rear-facades should be
treated in ways that do not detract from an urban street experience. Redevelopment along
the perimeter of the mall property should be inviting and designed to relate to the
neighboring uses. Entryways, including the Fair Lakes Parkway and the planned transit
station, should contain notable gateway features, such as public art, plazas, landscape
features, or interesting architecture to mark the threshold of the development. Signage or
other wayfinding devices should be incorporated as gateways features and installed as part
of a comprehensive wayfinding plan to facilitate easy movement around the property. The
architecture, landscaping, signage, and materials should establish unified design themes at
the earliest phase of development.

Improvements to roadways, streetscapes, and intersections may be phased as development
builds out. These improvements should enhance non-motorized physical connections and to
ensure safe usage for pedestrians, bicyclists, drivers, and transit riders of all ages and
abilities. Sidewalks, bicycle lanes, or bicycle signage indicating that the road is shared with
bicyclists should be constructed in accordance with the circulation plan as implemented

79



ATTACHMENT 1

through the phasing plan. Streetscapes should be animated and attractive through the usage
of storefront windows with browsing areas, entrances, landscaping, plazas, unique paving
materials, outdoor cafes, seating areas, and other street furniture or amenities. Roads that
are privately owned and/or maintained should be designed to provide mobility for vehicle,
pedestrians, and cyclists. The ability of transit service to operate within the sub-unit should
remain.

Parking should be consolidated into structures, under-ground or above ground, and
integrated into the streetscape in order to minimize, if not eliminate, surface parking lots.
On-street and underground parking with short-term on-street parking for the retail stores
should be given preference over other forms of parking. Structured parking should be
located behind buildings or, if visible from the street, screened or treated in a manner that
contributes to the visual appeal of the streetscape. If surface lots must be utilized, redesign
and consolidation is encouraged to accommodate space for trees and other landscaping
features. Creative approaches to reduce the amount of required parking provided, such as
shared parking strategies or parking maximums should be considered.

In anticipation of the transit station, the design and circulation on the mall property should
promote connectivity throughout the mall property to the transit station. Redevelopment
should provide a prominent connection from the station platform to the mall with the
highest intensities located near the station platform and this connection. The connection
should include street-level retail uses, cafes, or an urban park. A central plaza or park also
may be a component of this linkage or located elsewhere on the site. This central feature
should contribute to the distinct identity of the place and serve as a main attraction and
foundation for a network of urban parks throughout the development. Facilities for the
transit station users such as shelters, real time information displays, bus bays, bicycle racks,
kiss and ride, or other related facilities and improvements, should be provided. When the
BRT or Metrorail station becomes operational, the mall should provide a level of access
through the building taking into account the operational aspects of the mall and the transit
station. The mall will retain full control over its private property and may continue to
enforce its access and other policies and rights.

Non-motorized connections into the sub-unit, across the Ring Road, and to the mall should
be enhanced. The Ring Road is shown on Figure 11. Crossings of the Ring Road should be
improved with pedestrian-activated signals and crosswalks at a minimum. Crosswalk
design should alert drivers of the crossing and may include special paving materials and
striping. Crossings should be complemented by a designated walkway to the mall building
and should be designed with sufficient width to avoid conflict with vehicles. Above an
intermediate level intensity of .25 FAR, the pedestrian pathway from Legato Road, where
the north-south section of Legato Road meets the east-west section of Legato Road, should
be improved to increase safety for the pedestrian and potentially accommodate bicyclists
with any redevelopment. As an alternative, a new pedestrian connection from Legato Road
to the crosswalk where the Lee-Jackson Memorial Highway ramps meet the Ring Road
may be considered.

In addition, redevelopment above an intermediate level of .25 FAR should accommodate a
safe pedestrian crossing from Fair Lakes Parkway, across the Ring Road, and to the mall.
An extension of the sidewalks, from Legato Road along both sides of Fair Lakes Parkway
is the preferred option. At a minimum, the sidewalk on at least one side of the Parkway
should be extended to the Ring Road. However, if the preferred option cannot be
immediately accommodated, then an interim option may be explored, involving an
improvement to the existing pedestrian connection from Fair Lakes Parkway to the Ring
Road, which aligns with the existing sidewalk to the mall. If neither of these options is
feasible with development up to an intensity of .50 FAR, then another option, which
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accomplishes the objective of a safe, signalized, pedestrian crossing at a crosswalk in the
vicinity of the Fair Lakes Parkway and the Ring Road, may be considered as an interim
improvement. Redevelopment above .50 FAR should improve the intersection of Fair
Lakes Parkway and the Ring Road to facilitate safe pedestrian movement. Redevelopment
also should consider the impacts on nearby roadways. Fair Lakes Parkway is considered
the major western access, and this roadway is anticipated to continue to function as such
for all modes of travel in the future. As a result, redevelopment at the earliest phase should
study Fair Lakes Parkway from the Ring Road to West Ox Road to improve traffic
operations, and pedestrian safety should be balanced with vehicular needs. Furthermore,
above the .50 FAR, evaluation, including a weave analysis, should be conducted for both
right-in and right-out ramps on eastbound Lee-Jackson Memorial Highway at Fair Oaks
Mall to the westbound and eastbound I-66 on-ramps. This movement should be monitored
and potentially mitigated as development exceeds .50 FAR and builds-out to the 1.0 FAR.
The operations of each Lee-Jackson Memorial Highway and Ring Road intersection also
should avoid queuing onto Lee-Jackson Memorial Highway for any redevelopment.

Redevelopment above the .65 FAR should be predicated on at least one new vehicular
connection into the sub-unit. In preparation for this connection(s), any redevelopment that
interacts with or impedes the landing area of the potential connection(s) should include an
evaluation of the feasibility of the extensions of 1) the east-west section of Legato Road to
the Ring Road; and 2) Government Center Parkway across I-66 to the Ring Road. The
study should consist of the preliminary design and/or conceptual engineering, (as
appropriate depending on where and what level of development is proposed), the overall
site concept, the interface of development with the extension, the connection into the Ring
Road, and the safe accommodation of transit, pedestrians, and bicyclists. The connections
should integrate into the circulation plan for the property, and the extension of Government
Center Parkway should complement and not interfere with the location of the transit
station. The Government Center Parkway extension should be considered a regional and a
local improvement and would require both public and private investment. The addition of
this improvement to the Fairfax Center Area Road Fund listed improvements should be
considered, if the study deems the improvement feasible.

If the Government Center Parkway extension is not feasible, a pedestrian bridge from the
mall property to Sub-unit B1 should be considered as part of a transit system improvement
as a connection for pedestrians across [-66. A pedestrian bridge would not satisfy the need
for a new vehicular connection elsewhere, such as Legato Road. The bridge should not
interfere with the location of the transit station and should integrate into the circulation plan
for the property. The study of the bridge should take into account the timing of the
construction of the BRT or the Metrorail station, which may serve a similar purpose and
deem the bridge unnecessary. The addition of this improvement to the Fairfax Center Area
Road Fund listed improvements should be considered.

In addition to roadway improvements and enhancements to the pedestrian environment,
other strategies to reduce vehicular trips should be employed. A Transit Demand
Management program should be developed and implemented in order to reduce vehicular
trips with any redevelopment. Overall trip reductions with redevelopment above an
intermediate level of .25 FAR must be at least 16%. The overall trip reductions under the
BRT Option and the Metrorail Option should be 21% and 30%, respectively. The Virginia
Department of Rail and Public Transit has recommended a bus priority system along the I-
66 corridor as short-term transit improvement. A TDM measure could include a
contribution to the bus priority system or other measures to encourage the use of the bus
priority system.
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Redevelopment on the mall property also should continue to allow direct local bus access
to and through the site to support the existing and planned local bus service that accesses
the sub-unit. On-site facilities should be improved by constructing an enhanced transit stop
to serve the local bus services. The transit stop should be located as close as possible to
existing or future development in a convenient and accessible area. Facilities for the transit
riders, such as shelters, real time information displays, bus bays, bicycle racks, or other
related improvements, should be provided. The enhanced transit stop should be
incorporated into the phasing plan that will be established in the initial phases of
redevelopment.

Any redevelopment also should address impacts to other county priorities. Redevelopment
should provide affordable and workforce housing through compliance with the Affordable
Dwelling Unit Ordinance and other county policies. For proposals that exceed the overlay
levels, any redevelopment should exceed the recommendations of the overlay level in
regards to affordable and workforce housing. For example, the total percentage of
affordable housing, both Affordable Dwelling Units plus Workforce Dwelling Units may
exceed the county policy of 12% plus applicable bonus density. Furthermore, any new
nonresidential development at the overlay option levels should also make a per-square foot
financial contribution to the Fairfax County Housing Trust Fund that will be used to create
affordable and workforce housing opportunities. The amount and period of time should be
determined at the time of rezoning development review. If nonresidential floor area is
achieved through a bonus for providing affordable and workforce dwelling units, the bonus
floor area should not be included when calculating the contribution amount. Ground level
retail located in office, hotel, and residential buildings should also not be included when
calculating the contribution amount.

Any redevelopment should incorporate green building practices and energy conservation,
water conservation, and stormwater management measures in new buildings as per county
policy within designated activity centers. New development should commit to county
policy on green building, including certification through established green building rating
systems, such as Leadership in Energy and Environmental Design program or other
equivalent programs with third party certification. Any expansion or substantial
renovations of the existing structure should incorporate green building features to a
significant extent. Incorporation of green building features for the existing mall building
should be encouraged. Redevelopment should reduce impervious surface, achieve better
control over stormwater runoff, and minimize or eliminate downstream degradation to the
streams in the area. Low Impact Development practices of stormwater management (e.g.,
bioretention facilities; vegetated swales) should be utilized towards this end. Any
redevelopment above the 0.65 FAR should include exceptional commitments that exceed
the county policy for stormwater management and green building.

Any redevelopment also should address the impacts of the development on surrounding
parks, recreation facilities, and schools. A contribution to the construction of new athletic
fields and/or upgrading existing fields at parks within the service area, the construction of
master planned park facilities, and the replacement or improvement of aging park facilities
at nearby parks should be made when the overlay options are implemented. The impact to
schools by the residential uses that are included in the overlay and the overlay options
should be mitigated at each phase of development.

Sub-unit A2

Baseline: Residential use at 5 dwelling units per acre; office use up to .25 FAR
Overlay: Office mixed use up to 1.0 FAR

82



ATTACHMENT 1

This sub-unit is planned for office mixed-use at an FAR of 1.0 at the overlay level and is
developed with a mix of office, residential, and hotel uses. All development plans included
provisions for a linear-park along the north side of Monument Drive. As an option at the
overlay level, a total of 402,000 square feet of multifamily residential use is developed on
Tax Map Parcel 46-3((1)) 36E, including a small integrated component of neighborhood-
serving ground-floor retail. These uses were considered under the following conditions:

Provide high-quality urban architectural and landscaping design to create a signature
development on this very visible corner site.

Development should take the form of high-density residential use. A majority of the
units should be one-bedroom or efficiency units to minimize the impacts on schools.

A contribution should be made to the county's low and moderate-income housing
goals through an appropriate proffer for Affordable Dwelling Units (based on the
prevailing Ordinance requirements at the time of Site Plan approval) or a combination
of Affordable Dwelling Units and a contribution to the Housing Trust Fund.

Provide the required parking for residents in structures. Provide convenient parking
for visitors and customers of any proposed retail use onsite.

Articulate the facades in order to reduce the appearance of the building mass.

Provide a linear park along the east side of Monument Drive to encourage pedestrians
to walk to nearby shopping, restaurants, movie theatres and workplaces. The linear
park should meet the following conditions:

1)  Subject to approval of the Virginia Department of Transportation, remove the
existing sidewalk in order to provide a single trail with improved landscaping,
including street trees.

2)  Street trees should measure 3 inch caliper at a minimum.

3)  The width of the linear park should be a minimum distance of 20 feet.

4) At least one major plaza should be provided as a public gathering place.

5) To take advantage of the articulation of the buildings, additional small
courtyards along Monument Drive should be provided, to include landscaping
and benches.

6) The intersection of Monument Drive and Fair Lakes Parkway is a major focal
point in Land Unit A. The corner should be feature a special treatment that is
visually pleasing to both pedestrians and drivers. Special features, such as
landscaping with a fountain, public art, an outdoor clock or appropriate
architectural treatment(s) are encouraged to help define the corner site.

Ensure that street trees are provided along Fair Lakes Parkway, relocating existing
trees or replacing street trees lost during development as recommended by the county.

Provide buffering and screening between the residential use and adjacent office
and/or parking structures and lots.
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Sub-unit A3

Baseline: Institutional use up to .15 FAR; office use up to .25 FAR
Overlay: Office use up to 1.0 FAR

The church that currently occupies this area is a viable land use within the context of the
Plan. Expanding the church on-site up to .50 FAR may be appropriate under the following
conditions:

. Design the institutional complex so that the buildings (including the parking
structure) are coordinated in terms of landscaping, architecture, building materials,
and pedestrian and vehicular access.

. Provide most, if not all, of the parking in a structure;

. Mitigate any negative impacts on the adjacent residential use that are the result of
expanding the institutional use. Provide enhanced landscaping, buffering and
screening between the institutional and residential uses to provide effective year-
round screening between the uses. Landscaping should be installed during any
redevelopment and maintained to ensure adequate height and coverage of vegetation
throughout each development phase. Architectural treatments and enhanced
landscaping for structured parking are encouraged to lessen the visual impact of the
structure on the adjacent residential use.

. Coordinated development with adjacent development in Sub-unit A2 is encouraged, if
feasible, to provide a second point of access to Sub-unit A3 and continuous pedestrian
facilities on-site.

High-quality office use may be considered up to 1.0 FAR at the overlay level, comparable
to that found in the adjacent Sub-unit A2, under the following conditions:

. Provide site and building design that mitigates the negative impacts of office use on
the adjacent residential use, including, but not limited to, landscaping, buffering, and
screening.

. Provide pedestrian facilities and landscaping on the frontage along Legato Road.

. Coordinated development with adjacent development in Sub-unit A2 is encouraged, if

feasible, to provide a second point of access to Sub-unit A3 and continuous pedestrian
facilities on-site.

As an option at the overlay level, multifamily residential use up to 1.25 FAR may be
considered if the applicable conditions for the overlay level are met. High quality, urban-
style architecture, landscaping, and site design should be provided including publicly
accessible urban park spaces and streetscape consistent with the development to the west
along Legato Road. Architectural treatments and enhanced buffering and landscaping are
strongly encouraged to lessen the visual impact of the buildings, including structured
parking facilities, on the adjacent residential use. Construction of or contribution to
pedestrian enhancements should be made on the Legato Road frontage along the eastern
side of the sub-unit to improve connectivity to the Fair Oaks Mall and future planned
transit station in Sub-unit A1 with any redevelopment.
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Sub-unit A4

Baseline: Residential use at 8 dwelling units per acre
Overlay: Office mixed use up to .50 FAR

This sub-unit is planned for office mixed-use at .50 FAR. As an option, notwithstanding the
.50 FAR office mixed use recommendation, approximately 125,000 gross square feet of
retail/commercial use with a maximum of three additional free standing commercial uses is
planned for and developed south of Fair Lakes Parkway, subject to the following
conditions:

The highest quality of site and architectural design is provided;
Landscaping, lighting, and site design are well-integrated;

An urban plaza is accommodated,

Tax Map Parcels 56-1((18))1, 2, 3, and 4 are consolidated;

A design which integrates free-standing uses results in a pedestrian-friendly
environment. Drive-thru restaurants are not appropriate; and

Berming and/or landscaping along Fair Lakes Parkway, [-66 and West Ox Road
should reflect the high standards envisioned for Fairfax Center and continue the
parkway-like landscaping along these arterials. Parking lot landscaping should exceed
Zoning Ordinance requirements by an amount which will demonstrably mitigate the
visual impact of surface parking and thereby further the high quality design objective.
Hardy, major shade trees with a minimum 3" caliper should be planted.

As an alternative to the approved office development, commercial use is planned for
and developed between the Fair Oaks Gables apartments and Fair Lakes Parkway (Tax
Map Parcel 56-1((1))15C). A single use is preferred, but two uses may be provided if the
scale of the use and the activities involved can be demonstrated to be compatible with the
adjacent residential community. Commercial use is not planned to exceed a total of 10,000
gross square feet. Compatibility can be demonstrated by:

Providing a high quality site and architectural design;

Designing a development plan with well-integrated landscaping, and lighting;
Buffering the commercial use along the northern part of the parcel with an ample
screen of existing mature trees supplemented with additional vegetation to buffer the

adjacent residential community;

Minimizing adverse impacts on the residential area (including, but not limited to,
those caused by extended hours of operation, noise or lights); and

Landscaping the perimeter of the site with the same high quality treatment as that
which is recommended south of Fair Lakes Parkway.

Sub-unit A5

Baseline: Residential use at 2 dwelling units per acre
Overlay: Office mixed use up to .50 FAR
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This sub-unit is planned for office mixed-use development at .50 FAR at the overlay level
and is developed with multifamily residential use as a component of the office mixed-use
development located in Sub-unit A2.

Sub-unit A6

Baseline: Residential use at 2 dwelling units per acre
Overlay: Office mixed use up to .45 FAR

This sub-unit is planned for office mixed-use development at the overlay level. This sub-
unit represents a transition between the mixed-use Suburban Center core area to the east
and the non-core area to the west and south. Excellence in site planning and design is
expected of any development in this sub-unit, particularly since the unit occupies such a
highly visible location. As an option at the overlay level, residential, office, hotel, and/or
retail/commercial mixed-use redevelopment may be appropriate up to an intensity of 0.8
FAR on Tax Map Parcel 46-3((1))24A. Redevelopment should become a focal point for the
area, designed as a pedestrian-oriented, mixed-use town center that is more urban in
character. Surface parking lots should be infilled with mixed-use development, well-
connected urban parks, and structured parking. High quality design and landscaping should
be employed to mitigate impacts on the adjacent residential use. Safe and efficient
pedestrian connections should be provided to link the mix of uses in this sub-unit. The
following conditions should be met to implement this option:

A coordinated development plan should be provided that defines both the ultimate
vision and any phasing of the redevelopment. All phases should incorporate
enhancements to the pedestrian environment for residents, visitors and workers.

Higher intensities should be generally clustered on the northeastern portion of the
subunit and along West Ox Road to consolidate the mixed use area and minimize
visual impacts to the adjacent residential neighborhoods to the west, to the extent
possible. New development should articulate building heights and massing to respond
to the scale of adjacent uses and provide a gradual transition in height toward the
residential areas to the west.

The land area currently used for parking at the western end of the shopping center
plaza may be appropriate for residential development with 10,000 to 20,000 square
feet of retail use integrated into the development on the first floor facing the shopping
center plaza. The residential development should not exceed four stories.

Building articulation of the new development, including ground floor use and design,
should utilize distinct architectural treatment and avoid large, monotonous areas of
building wall as much as possible. Building frontage should typically follow new
interior street geometry. In addition, attention should be paid to improving the street
edge along West Ox Road, which should complement the development on the
opposite side of the roadway through building orientation and placement, and high
quality building design and landscaping. Small, individual pad sites and drive-through
uses should be discouraged.

Smaller, more walkable blocks; enhanced transit stop(s) serving the site and
pedestrian connections to and from the stop(s); and comfortable and convenient
connections to usable open space areas, between buildings, and pedestrian facilities
on all internal streets are encouraged to improve the pedestrian environment.
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. A network of well-connected, usable public spaces should be provided in accordance
with the Urban Parks Framework. Plazas and open spaces should be designed to
function as public places for people to gather and linger. The existing central plaza
and the linear park along Monument Drive should be enhanced and form the basis for
the network. The central plaza should be highly visible as you enter the site from
West Ox Road, designed for optimal use, and complemented by the building design
and land uses surrounding it. The plaza should be supported by secondary open space
areas that are distributed throughout the site, including the linear park along
Monument Drive.

. The development should address the increased need for recreation facilities to serve
future residents and office workers by providing convenient access to active
recreation facilities and/or through a contribution to the Park Authority for the
construction or improvement of nearby offsite recreation facilities that will be
impacted.

. A well-connected trail and sidewalk system should be incorporated into the design
that promotes walkability and bike-ability internally as well as connections to the
surrounding areas. Special attention should be given to improving the safety of the
crossing at West Ox Road and Legato Road for pedestrians.

. Any remaining surface parking lots are expected to provide continuous, attractive and
safe pedestrian routes through them, as part of an overall circulation plan. Additional
landscaping should be provided in the remaining surface parking to improve and
coordinate connections through parking areas.

. Automobile circulation should be improved within the site through the establishment
of a grid of streets and at access points by promoting the usage of the Monument
Drive entrance through design and signage. This should be balanced by the need to
encourage pedestrian activity.

Transportation

Enhanced pedestrian and bicycle connectivity should be provided within Land Unit A, such
as between the existing West Ox Road-Lee-Jackson Memorial Highway interchange overpass
sidewalk, the Legato Road cul-de-sac, existing Legato Road sidewalk, and the Fair Oaks Mall
western pedestrian entrance/crosswalk. A direct pedestrian connection across Legato Road
should be provided to enhance the connectivity from Ragan Oaks residential development to the
Fair Oaks Mall western pedestrian entrance/crosswalk.

LAND UNIT B

CHARACTER

This land unit is located north of Government Center Parkway and Post Forest Drive, east
of West Ox Road, south of 1-66 and west of Land Unit I. This land unit contains the Fairfax
County Government Center, Fairfax Corner, and multifamily residential development along Post
Forest Drive. Transit improvements that are proposed for the area adjacent to 1-66 include a
Metrorail station and a park-and-ride facility. Potential facilities could also include express bus
and kiss-and-ride facilities.
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RECOMMENDATIONS
Land Use
Sub-unit B1

Baseline: Office use up to .25 FAR
Overlay: Office mixed use up to .35 FAR; 300-room hotel use

This sub-unit is planned for office mixed-use development at an intensity of .35 FAR at the
overlay level, with a mixture of uses including office, residential, hotel, entertainment,
recreation, and support retail.

In order to develop this sub-unit at the overlay level, the following conditions should be
met:

Mitigation of noise impacts from [-66;

Office development orientation to I-66;

Housing development orientation to the EQC;

Potential sharing of amenities with the Fairfax County Government Center;
Mitigation of potential negative traffic impacts on surrounding areas;
Mitigation of impacts on the adjacent, existing residential neighborhoods;

Provision of pedestrian access throughout the site particularly along the north side of
Monument Drive;

Primary access should be from Monument Drive;

Linkage to the Fairfax Center core area on the north side of I-66 via Monument Drive
bridge; and

Roadway connections should be provided between Random Hills Road and
Monument Drive through Sub-unit B1.

This sub-unit contains the Fairfax Corner development, which is developed with office,
retail and residential uses.

As an option at the overlay level, additional mixed-use development may be appropriate for
Sub-unit B1, which has been developed as the Fairfax Corner mixed-use core area.
Specifically, the 32-acre area shown in Figure 12 (bounded by Random Hills Road to the
north, Government Center Parkway to the west, Monument Drive to the south, and Summit
Corner Drive to the east, excluding the Camden Fairfax Corner development (Tax Map
Parcel 56-1 ((1))47E and Tax Map Parcel 56-2 ((1))75A)) is planned for mixed-use
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development at .50 to 1.0 FAR, to encourage additional mixed-use development that will
refine and enhance this core area of Fairfax Corner.

Intensity between .50 FAR and up to 1.0 FAR for this area may be appropriate provided
that applicable areawide recommendations of the Fairfax Center Area are addressed, along
with the following additional conditions:

Any residential development under this option will be deemed to be the high end of
the Plan density range for affordable housing calculations. The provision of
workforce housing to accommodate the needs of individuals or families making from
70 to 120 percent of the county’s median income is encouraged.

Design

To accommodate additional development at Fairfax Corner it will be necessary to
redevelop surface parking lots. Parking should be provided in structures and/or
underground to the maximum extent possible. Ground floor uses should be
incorporated into the structures where possible. Where the structures are visible,
architectural treatments should be used to minimize the visual impact on the
surrounding uses;

Open space and recreation areas should be provided to help meet the recreation needs
of residents and others. These may include urban parks, plazas, courtyards, athletic
courts, or tot lots; and

A high-quality pedestrian-oriented environment should be maintained, including
sidewalks and trails that safely connect the land uses within the site and to the
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surrounding area. These pedestrian pathways should be part of an overall circulation
plan and should connect to a future transit facility site along Random Hills Road.

Transportation

. Traffic impacts on the surrounding road network and existing access points should be
mitigated;

. A Transportation Demand Management program should be implemented;

. A Metrorail station is planned adjacent to the site in the median of I-66, with
pedestrian access to both Fairfax Corner and to the Fair Oaks Mall area. Future
development under this option should be designed in a way that facilitates pedestrian,
bus and vehicular connections to a future Metrorail station and other transit facilities
along Random Hills Road.

. Improved bus service and/or bus shelters may be needed to serve the additional
residential, office, retail and hotel uses.

Sub-unit B2

Baseline: Office use up to .25 FAR; public facilities
Overlay: Office mixed use up to .35 FAR; public facilities

This sub-unit contains the Fairfax County Government Center Complex. Together with
Land Unit F and Sub-unit I3 this sub-unit is planned for office-mixed-use and the overall
intensity should not exceed .35 FAR. Land Unit F was originally a non-contiguous portion
of the Government Center tract planned for office mixed-use at a maximum intensity of .45
FAR as part of a unified development with the rest of the tract in Sub-units B2 and 3. The
45 FAR intensity of development in Land Unit F is compensated for by a commensurate
reduction in square footage in Sub-units B2 and 13-for an overall FAR of .35.

Buffering measures should be incorporated to mitigate potential impacts on adjacent
residential communities. Pedestrian linkages to the Fairfax Center core area are essential to
the achievement of the objectives of the Plan. The grounds around the Government Center
function as a park with open lawns, benches, stream valleys, and an extensive trail network.
Additional park amenities and trail connections to serve health and wellness needs should
be considered.

Sub-unit B3

Baseline: Residential use at 8 dwelling units per acre
Overlay: Residential use at 20 dwelling units per acre

This sub-unit is planned for and developed with multifamily residential use at 20 dwelling
units per acre.
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SUBURBAN CENTER NON-CORE AREAS

LAND UNIT C

CHARACTER

This land unit is located in the northwest quadrant of West Ox Road and Lee-Jackson
Memorial Highway. It extends northward toward Ox Hill Road and westward to Alder Woods
Drive. The land unit contains the Fifty West Corporate Center, the Fair Oaks Police and Fire
Station, the Pender Professional Center, Pender Village Center, and an electrical_substation.

RECOMMENDATIONS
Land Use
Sub-unit C1

Baseline: Residential use at 2 dwelling units per acre
Overlay: Office, retail, and institutional uses up to .25 FAR

This sub-unit contains the Dominion Virginia Power substation and transmission lines, as
well as a church, retail center, and office use. The sub-unit is planned for low intensity
office, retail and institutional use not to exceed .25 FAR at the overlay level, with the
exception of Tax Map Parcel 46-3 ((1)) 15B, the electrical substation and transmission
lines, which is planned exclusively for public facilities use except as otherwise stated
below. It is important that this mix of uses be coordinated and integrated in a quality
design. Development should provide substantial, vegetated open space buffers to the north
and west, including the preservation of existing trees, in order to protect the existing
residential use adjacent to this sub-unit. Buffers should be no less than 125 feet along the
northern property line and no less than 50 feet along the western side of the property (north
of Tax Map Parcel 45-4((1))9). Development of the sub-unit was subject to the following
conditions:

Retail development is limited to the front portion of the parcel, in front of the existing
office building and adjacent to Lee-Jackson Memorial Highway, and should include a
grocery store;

New office development behind the existing office building should be compatible in
scale and architectural treatment with surrounding development, and should be
buffered/screened from the electrical substation;

Limited parking and vehicular access for use by the sub-unit may be located on Tax
Map Parcel 46-3((1))15B if substantial landscaping and/or screening of the substation
is provided. Said landscaping and screening should be designed to permit vehicles to
access the substation through Parcel 15B and should not preclude parking related to
the substation;

Free-standing pad sites should be limited to no more than one and should include no
fast food establishments to limit traffic generation;
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. Principal access should be from Fair Ridge Drive with secondary right-turn in/out
access to Lee-Jackson Memorial Highway considered only with VDOT approval.
There should be no vehicular connection to Alder Woods Drive; and,

. Development should be set back at least 40 feet and an attractive streetscape,
including substantial landscaping, should be provided along Lee-Jackson Memorial
Highway.

Residential use at 8-12 dwelling units per acre may be considered as an optional use to
the planned office use on Tax Map Parcels 46-3((1))15A1 and 15C under the following
conditions:

. The site design should successfully integrate the additional residential component
with the non-residential uses, considering such features as physical connections,
plaza or park spaces, and building layout.

. The scale and architectural treatment should be compatible with surrounding
development in the sub-unit.

. Development should provide substantial year-round vegetated buffers to the north
and west, including the preservation of existing trees, in order to protect the existing
residential use adjacent to this sub-unit, as well as year-round vegetated buffering
and screening to the electrical substation to the east.

. If the development is phased, a master plan for the site should be established with
any redevelopment and supporting amenities and infrastructure should be provided
at the earliest phase.

. In support of parks and recreation objectives, impacts on park resources and service
levels should be offset through monetary and/or land contributions to the Park
Authority. Development should further mitigate natural and cultural resource
impacts on parks through best practice design, protections, and restoration methods.
Pedestrian connectivity across Sub-Unit C1 should be promoted from the existing
trail in Sub-unit C2 to the existing trail network in Sub-unit L1.

. Ground floor retail use may be appropriate in the existing office building on Parcel
15C.
Sub-unit C2

Baseline: Residential use at 2 dwelling units per acre
Overlay: Office use up to .25 FAR

This sub-unit is planned for low intensity office use at .25 FAR at the overlay level. Tax
Map Parcel 46-3((1))13A, the Fair Oaks Fire and Rescue and Police Station, is planned for
public facilities use.

Tax Map Parcel 46-3((1))14A contains an existing service station, a community-oriented
retail use. Modernization and/or reconstruction of this service station may occur on Parcel
14A and Tax Map Parcel 46-3((1))14B2 between Parcel 14A and Fair Ridge Drive
provided that the existing amount of gross floor area is not increased and at least four
service bays are retained. A mini-mart and/or car wash could also be included, as long as
the entire complex does not exceed the existing gross floor area.
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As an option to the office use, Tax Map Parcel 46-3((1))14C is developed with an
independent living facility with 200 units of housing for the elderly, subject to the
following guidelines:

Development should be designed to be compatible with adjacent uses in terms of
building height, mass and scale.

The development should be designed to architecturally complement and functionally
relate to existing and planned commercial uses on Fair Ridge Drive.

A minimum 100 foot vegetated buffer is provided adjacent to the single-family
neighborhood to the north to achieve effective visual screening. Clearing and grading
should be minimized in this buffer area to preserve mature trees and supplemental
plantings should be provided as needed. If the east-west outlet road along the
northern property line is not abandoned, the minimum 100 foot buffer should begin at
the southern edge of the outlet road boundary.

An effective vegetated buffer is provided on the western property line to visually
screen the power station from the view of the new residents.

Building height should taper down toward the northern edge of the property if
necessary to achieve compatibility with the height of the residential neighborhood to
the north.

Usable open space such as a landscaped plaza or courtyard with seating which is
designed as an amenity for the residents is provided. It is desirable that these
amenities be coordinated with designs for Park Authority property to the east (Tax
Map Parcel 46-3((17))4).

Lighting is designed and located to minimize visual impacts on the adjacent
residential neighborhood to the north.

Pedestrian connections are provided to the retail center on Tax Map Parcel 46-3((1))
15A3.

Shuttle service is provided to bus and Metrorail facilities and other community
services for the residents.

LAND UNIT D

CHARACTER

This land unit is located south of Lee-Jackson Memorial Highway, west of West Ox Road
and Fairfax Towne Center, and is bordered on the south and west by the Fair Lakes development.
It contains the Fair Ridge, Cedar Lakes, Fairfield House, Fair Lakes Court, and Stone Creek
Crossing residential developments, the Manor Care facility for senior citizens, and an office
building. Ox Hill Battlefield Park, which commemorates the only major Civil War engagement
within Fairfax County, is located in the southwestern quadrant of Monument Drive and West Ox
Road.
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RECOMMENDATIONS
Land Use

This land unit is planned and developed with residential uses. Given the difficulty of
achieving the conditions of the overlay level on individual parcels, any development that did not
incorporate adequate consolidation to meet development conditions was recommended_to

proceed at or near the baseline level.

General Development Conditions

. Parcel, interparcel access, adequate recreation facilities, and the linear park
consolidation should be used to provide high quality, environmentally sensitive
development.

. The Big Rocky Run EQC should be preserved in undisturbed open space and
incorporated into the area's recreation and primary pedestrian open space system.
Dedication to the county should be provided. Physical linkage and design continuity
of this open space system is critical to the success of the area's planning objectives.

. The siting and mix of residential uses (which should not be higher or more dense than
low-rise apartments and townhouses) should avoid crowding and logically relate to
adjoining planned and existing land uses, the internal road network, EQCs and
parkland. Building orientation should present a quality image from roadways
bounding and traversing the land unit and take advantage of the open space for
buffering and views.

Roadway Development Conditions

The roadway circulation for Land Unit D is based upon the following text:

. The termination of North Lake Drive within Sub-unit D1 and the provision of
interparcel access within the sub-unit to the service drive along Lee-Jackson
Memorial Highway.

The construction of the planned internal roadway system is necessary to serve the uses
within the area. Consequently, provision of this system, including the segments crossing the
EQC, generally at right angles is critical. Provision of the roadway system should be sufficient to
ensure that the full planned system will be provided coincident with development in the area.
Other than at the points where roads are planned to cross EQCs, roads should be sited to have
minimal impact on the EQCs.

Additional Development Conditions Specific to Each Sub-unit

Sub-unit D1

Baseline: Residential use at 2 dwelling units per acre
Overlay: Residential use at 6 dwelling units per acre

This sub-unit is planned for residential use at 6 dwelling units per acre at the overlay level.
Development should incorporate full protection of EQC areas in a natural condition, and
any development above the baseline level should provide neighborhood park facilities such
as a playground or tot lot, fitness trail stations, and picnic and open areas.
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The eastern portion of the sub-unit contains a nursing home and elderly care/assisted living
facility, along with a portion of the Stone Creek Crossing townhouse community. The
western portion of this sub-unit developed at an overlay level of 7 dwelling units per acre
and dedicated Tax Map Parcel 45-4((5))A, located in Land Unit M, to Fairfax County to
meet the need for parkland and to conserve ecological resources.

Sub-unit D2

Baseline: Residential use at 2 dwelling units per acre
Overlay: Residential use at 8 dwelling units per acre

This sub-unit contains a significant amount of floodplain and EQC. It is planned for
residential use at 8 dwelling units per acre at the overlay level and is developed with a mix
of townhouses and low-rise multifamily units.

To obtain the overlay level, development provided sufficient consolidation to achieve Plan
goals for the transportation network, EQC preservation, and park needs. Partial
consolidations which did not provide all of the transportation or recreation facilities
required in this sub-unit could satisfy their share of the transportation and recreation
objectives by dedicating appropriately located land and/or contributing a proportional share
of the funds needed to acquire land and/or construct those facilities if such facilities would
most logically be located on land outside of an application property. Recreational facilities
were provided concurrent with that development to ensure that existing recreational
facilities in adjacent communities are protected. Additionally, arrangements for
maintenance of the cemetery on Tax Map Parcel 45-4((1))21B were made with the adjacent
development.

Sub-unit D3

Baseline: Residential use at 2 dwelling units per acre
Overlay: Residential mixed use at 8 dwelling units per acre

Sub-unit D3 is planned for residential mixed-use at 8 dwelling units per acre at the overlay
level. Most of the sub-unit consists of the townhouse and multifamily subdivision of Fair
Ridge built at a density of approximately 8 dwelling units per acre. The southern portion of
Fair Ridge is oriented to Monument Drive and the linear park along it. Along the western
edge of the sub-unit is an addition to Fair Ridge. The area fronting on Lee-Jackson
Memorial Highway contains publicly-owned open space along the Rocky Run EQC.
Additional commercial uses beyond the existing office building at the southeast quadrant of
the intersection of Fair Ridge Road and Lee-Jackson Memorial Highway should not be
permitted.

Sub-unit D4

Baseline: Residential use at 2 dwelling units per acre
Overlay: Residential use at 20 dwelling units per acre

This sub-unit is planned for residential use at a maximum overall density of 20 dwelling
units per acre at the overlay level to serve as a compatible transitional use to surrounding
planned uses. This area is developed with the Fairfield House Condominiums and the
Cedar Lakes townhouse and condominium community. This sub-unit developed at the
overlay level with the following recommendations:
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Parcels should be consolidated to the greatest extent possible and developed in a
cohesive unified design;

Multifamily units are appropriate and rental units are highly desirable;

Substantial buffering is essential in areas adjoining the stable Fair Ridge subdivision
to the north;

Building heights should not exceed four stories to ensure compatibility with adjacent
residential uses;

Outdoor recreational facilities should be provided which adequately serve the
residents of this community;

An intra-site trail system should connect on-site residential uses, the Ox Hill
Battlefield Park, as well as provide linkages to the Countywide Trails System;

The environmental quality corridors (EQCs) that traverse this sub-unit should remain
as undisturbed open space and any roads crossing them should be perpendicular; and

Clustering is important to maximize open space and to enhance the two EQCs.

LAND UNITE

CHARACTER

This land unit is located north of I-66 and south of the Greenbriar residential community,
bisected by the Fairfax County Parkway (Route 286). This land unit contains the Fair Lakes
mixed-use development and includes the Fair Lakes Center, the Shoppes at Fair Lakes and other
retail, restaurant and hotel uses, several office buildings, and multifamily and single family
attached residential developments. Fair Lakes Parkway, Fair Lakes Circle, and Fair Lakes
Boulevard traverse this area.

RECOMMENDATIONS
Land Use
Sub-unit E1

Baseline: Residential use at 1 dwelling unit per acre
Overlay: Office mixed use up to .25 FAR

This land unit is planned for office mixed-use with housing as a major secondary land use.
Office development that incorporates architectural excellence, preservation and
enhancement of natural features, uniform signing, lighting and landscaping systems and
quality roadway entry treatments are development elements that must be achieved to justify
the overlay level. Primary office building concentration should be oriented toward 1-66 and
the Fairfax County Parkway. Residential development should also incorporate high-quality
design features including active recreation facilities, open space, and landscaping including
street trees, site and building entry landscaping, and screening of community facilities.
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Impacts on existing residential neighborhoods must be mitigated through buffering and
compatible land uses.

The following options exist for development above the planned and approved .25 FAR
overlay level. Densities and uses specified in these options are only appropriate for the sites
described. These uses and densities are not to be transferred to other locations within the
Fairfax Center Area.

As an option at the overlay level, the area at the southeast corner of Shoppes Lane and Fair
Lakes Circle may be appropriate for up to 110,000 SF of office use or hotel use, including
up to 5,000 SF of support retail, if the following conditions are met:

Provision of adequate pedestrian connections to the Fair Lakes Shopping Center to
the south and the provision of a trail along Shoppes Lane;

Substantial buffering and screening of any redevelopment from the Fairfax County
Parkway; and

Development should be limited, to the extent possible, to the redevelopment of the
existing structure and parking area. Any new development should minimize the loss
of mature trees located in existing buffer areas along public roads.

As an option at the overlay level, development of the northeastern portion of the Fair Lakes
Shopping Center, which is generally bounded by Fair Lakes Parkway, Fair Lakes Circle
and the Fairfax County Parkway, (specifically Tax Map Parcels 55-2((4))12, 19, and 26A),
may be appropriate for up to 140,000 SF of retail use and up to 120,000 SF of office use if
the following conditions are met:

Any additional retail and/or office use, and related parking, should be built on the
surface parking lots or in place of existing buildings;

A pedestrian-oriented environment should be created with any new development. All
building facades should be designed in a way to encourage pedestrian activity.
Parking should be provided in structures which should be wrapped, to the extent
possible, with nonresidential uses on the ground floor to encourage an active,
walkable environment. Sidewalks should safely connect the development with the
surrounding uses. Pedestrian connections should include attractive pavement
treatments, safe crossings, and appropriate landscape features;

Any additional retail and/or office use should be part of an integrated, pedestrian-
oriented development; pad sites and drive-through uses are not appropriate;

Outdoor seating, urban parks or plazas, and extensive landscaping should be provided
in any new development;

Design of the development should provide for the integration with the surrounding
large-scale and stand-alone retail uses;

Improvements are provided to address transportation impacts on internal roadway
circulation patterns as well as on access to the shopping center; and

Vehicular and pedestrian circulation should be well integrated with existing retail
uses, including convenient bus access.
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As an option at the overlay level, the redevelopment of the surface parking lot associated
with Tax Map Parcel 55-2((1))9A may be appropriate for up to 100,000 SF of hotel or
office uses provided that the following conditions are met:

Amenities such as the inclusion of a restaurant or an indoor recreation facility should
be provided if a hotel is constructed. If an office building or hotel is constructed,
major or minor plazas, gathering spaces or other urban park features should be
provided within or adjacent to the hotel or office use to promote activity between the
existing office, hotel and residential uses;

Pedestrian connections are established along Fair Lakes Circle to the east and west to
existing retail areas;

High quality site and architectural design for buildings and parking structures is
provided, including compatibility with adjacent buildings; and

Extensive landscaping should be provided, and any new development should
minimize the loss of mature trees located in existing buffer areas along public roads.

As an option at the overlay level, Tax Map Parcels 55-2((1))6B, 11A1 and 11B1 may be
appropriate for up to 267,000 SF of office use, provided that the following conditions are
met:

Pedestrian connections are provided to the surrounding uses;

Appropriate buffering and screening should be provided and impacts to existing
buffer areas should be minimized. Any new development should minimize the loss of
mature trees located in existing buffer areas along public roads;

Development is well integrated with existing uses through pedestrian connections,
landscaping, and amenities;

High quality site and architectural design for buildings and parking structures is
provided, including compatibility with adjacent buildings; and

Provision of a centrally located, publicly accessible urban park or plaza with
extensive landscaping.

As an option at the overlay level, the redevelopment of the surface parking lot associated
with Tax Map Parcel 55-2((1))8A2 may be appropriate for up to 350,000 SF of residential
development if the following conditions are met:

Any residential development under this option will be deemed to be the high end of
the Plan density range for affordable housing calculations. The provision of
workforce housing to accommodate the needs of individuals or families making from
70 to 120 percent of the county’s median income is encouraged;

Pedestrian connections are provided to the surrounding land uses. This should include
attractive pavement treatments, safe crossings, and high-quality landscape features;

Buffering and screening along Fair Lakes Circle should be provided to mitigate the
visual impact of the existing retail commercial center on the residential use. Any new
development should minimize the loss of mature trees located in existing buffer areas
along public roads;
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High quality site and architectural design for buildings and parking structures,
including compatibility with adjacent buildings, should be provided to acknowledge
this prominent location in the Fair Lakes development;

A publicly accessible urban park or park features should be included on the site, such
as major or minor plazas, gathering spaces, athletic courts, tot lots, special
landscaping, street furniture and pedestrian amenities. Impacts on Park Authority
resources should be offset through the provision of or contribution to active recreation
facilities in the service area of the development;

Public, pedestrian access should be provided to the lake to the northeast of the site to
allow future residents to benefit from this existing amenity; and

Any development should mitigate the impact of the residential use on public schools.

As an option at the overlay level, the redevelopment of the surface parking lot associated
with Tax Map Parcel 45-4((1))25E2 may be appropriate for up to 350,000 SF of residential
uses if the following conditions are met:

Any residential development under this option will be deemed to be the high end of
the Plan density range for affordable housing calculations. The provision of
workforce housing to accommodate the needs of individuals or families making from
70 to 120 percent of the county’s median income is encouraged;

Pedestrian connections are provided to the surrounding land uses. Sidewalks should
safely connect any new development with the surrounding uses, including the
commercial uses across Fair Lakes Parkway. These pedestrian connections should be
coordinated with VDOT and should include attractive pavement treatments, safe
crossings, and high-quality landscape features. Pedestrian connections should also
provide for access to the lake to the southwest of Fair Lakes Parkway from the site;

Buffering and screening should be provided to mitigate the visual impact of the
existing adjacent office uses on the residential use;

Any new development should minimize the loss of mature trees located in existing
buffer areas along public roads;

High quality site and architectural design for buildings and parking structures should
be provided, including compatibility with adjacent buildings;

A publicly accessible urban park or park features should be included on the site, such
as major or minor plazas, gathering spaces, athletic courts, tot lots, special
landscaping, street furniture and pedestrian amenities. Impacts on Park Authority
resources should be offset through the provision of or contribution to active recreation
facilities in the service area of the development; and

Any development should mitigate the impact of the residential use on public schools.

Sub-unit E2

Baseline: Residential use at 2 dwelling units per acre
Overlay: Office mixed use up to .25 FAR
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Fair Lakes Boulevard intersects Stringfellow Road at the northern edge of Sub-unit E2. The
area south of Fair Lakes Boulevard is planned for office mixed-use development at .25
FAR at the overlay level and is developed with the Greens of Fair Lakes townhouse
community as a part of the Fair Lakes mixed-use development.

Sub-unit E3

Baseline: Residential use at 1 dwelling unit per acre
Overlay: Office mixed use up to .25 FAR; residential use at 8 dwelling units per acre

This sub-unit is planned for office mixed use up to .25 FAR and residential use at 8
dwelling units per acre. Sub-unit E3 is developed with multifamily residential uses as part
of the Fair Lakes mixed-use development.

Sub-unit E4

Baseline: Residential use at 1 dwelling unit per acre
Overlay: Residential mixed use at 8 dwelling units per acre

This sub-unit contains townhouses which are part of the Fair Lakes development and is
planned to continue in this use. Development proposals in this area were recommended to
incorporate full protection of EQC areas in a natural condition. Any development above the
baseline level was recommended to provide neighborhood park facilities such as a
playground or tot lot, fitness trail stations, and picnic and open areas.

Transportation

Transportation improvements should be provided to mitigate the impact associated with
development above the .25 FAR overlay level. Any development should be coordinated with the
Fairfax County HOV Design Study.

Improved bus service may be needed to serve additional development. A safe and efficient
pedestrian system should link the key areas in Fair Lakes to provide appropriate connections
between office, retail, hotel and residential uses.

Parks and Recreation

Identify and develop a safe pedestrian/bikeway trail connection from the Big Rocky Run
Stream Valley Park to the Fair Lakes Parkway near its westernmost intersection with Fair Lakes
Circle.

LAND UNIT F

CHARACTER
This land unit is located north of I-66, west of West Ox Road, and south and east of Land

Unit E. It contains the East Market mixed-use development including multifamily residential
uses and a retail center.
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RECOMMENDATIONS
Land Use

Baseline: Residential use at 1 dwelling unit per acre
Overlay: Office mixed use up to .45 FAR

Land Unit F was originally a non-contiguous portion of the Government Center tract
planned for office mixed-use at a maximum intensity of .45 FAR as part of a unified
development with the rest of the tract in Sub-units B2 and I3. The .45 FAR intensity of the
development on this portion of the tract is compensated for by a concurrent square footage
reduction in Sub-units B2 and I3 for an overall FAR of .35.

This sub-unit is developed under two options at the overlay level. The first option
recommended residential use not to exceed .45 FAR, with the two-to-one ratio of primary to
residential uses recommended within office mixed-use areas modified to include a greater
proportion of residential uses. The second option recommended a furniture, home furnishings,
home décor, home-design center, apparel or general merchandise store or other retail use with
similar trip generation characteristics on the western portion of the land unit subject to the
following conditions:

. Retail development should be located on the western portion of the site in order to be
oriented with existing retail uses to the west of the site.

. Retail development should be compatible with existing retail uses to the west of the
site with respect to high-quality design, building height, building materials and
signage. Inappropriate uses include but are not limited to: home improvement store
with a nursery, lumber yard or other large raw building material components; high
volume, large discount store (e.g., Costco, Sam’s Club); and restaurant park.

. Retail development requiring uses in outside areas are not desirable and are not in
keeping with the character of existing retail uses in the area. In the event retail
development requires outside area(s) such as for storage, display and sales, the area(s)
should be screened on all sides with walls which are similar in architecture and
building materials as the principal structure.

. Retail use should not exceed 172,000 square feet.
. Office use should not exceed 75% of the gross square feet of development.

. The total square feet of development should not exceed 668,000 square feet for an
overall .45 FAR.

. Access is provided to the site from both Fair Lakes Parkway and the extension of
Roger Stover Drive.

. Internal circulation improvements are provided to ensure access of all uses on the site
to the median break at Fair Lakes Parkway.

. Reservation for future dedication of right-of-way along [-66 for planned

improvements to [-66 is provided, including a flyover ramp from the HOV lanes to
the mainline lanes.
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The following improvements are provided as deemed appropriate by the Fairfax
County Department of Transportation:

- Extension of the existing eastbound right turn lane between the primary site
entrance and West Ox Road;

- Extension of the existing left turn lane and addition of a second left turn lane at
the Fair Lakes Parkway approach to West Ox Road;

- Separate right turn lane northbound on Fair Lakes Circle at Fair Lakes Parkway;
and

- Turn lanes into the site as determined appropriate at the time of rezoning.

LAND UNIT G

CHARACTER

This land unit is located south of I-66, west of West Ox Road and east of the Fairfax
County Parkway. Public facilities uses that are located here include the former landfill site, solid
waste transfer station and citizens' trash disposal and recycling facilities, the Fairfax County
Animal Shelter, the Fairfax County Fire and Rescue Academy, an equipment and maintenance
facility, Virginia Department of Transportation (VDOT) and Fairfax Connector transportation
maintenance facility, as well as the public safety and transportation operations center (PSTOC),
and the Northern Virginia and State Police Headquarters.

RECOMMENDATIONS

Land Use

Baseline: Public facilities use
Overlay: Public facilities use

This land unit is planned for and developed with public facility uses. Traffic generated by
the public facility use should not adversely affect the operations of the Fairfax County
Parkway/West Ox Road/Lee Highway interchange and the surrounding roadway network.

A bus maintenance facility for the Fairfax Connector is located within this land unit and
was developed subject to the following conditions:

Screening and buffering around the facility in excess of the Zoning Ordinance
requirements must be provided in order to minimize the impact of this use. Screening
is particularly important adjacent to West Ox Road, Lee Highway, and the Fairfax
County Parkway; and

Environmental impacts, particularly with respect to air quality, should be considered.

Public Facilities

Expand or improve the existing Police Heliport.
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LAND UNIT H

CHARACTER

This land unit is located north of Lee Highway between the Government Center and West
Ox Road. It contains several residential subdivisions including, Fair Chase, Alden Glen,
Cambryar, Fair Oaks Landing, and Windsor Mews, as well as multifamily residential
communities along the northern edge of the land unit. Retail, industrial, and institutional uses are
also located in the western portion of the land unit. There is potential for creating a public
greenway that extends through the existing wooded area at the intersection of West Ox Road and
Post Forest Drive through to the northwest corner of the Route 29 and Legato Road intersection.
The greenway should be preserved and enhanced for pedestrian and environmental purposes.

RECOMMENDATIONS
Land Use
Sub-unit H1
Baseline: Residential use at 1 dwelling unit per acre

Overlay: Mixed use up to .35 FAR, residential at 6 du/ac, or residential use at 12 dwelling
units per acre

Working Group recommendation for Overlay level of Sub-unit H1: The Working
Group recommended residential use at 10 du/ac at the Overlay level for Tax Map Parcel
56-1((1))35, within Sub-unit H1. The following working group recommendation for the
Overlay level of Sub-unit H1 is shown as an alternative to the previous staff
recommendation, which recommends retaining the current Plan for residential use at 6
du/ac:

“Overlay: Mixed use up to .35 FAR, residential use at 10 du/ac or residential use at 12
dwelling units per acre. Refer to Plan text for recommendations on options.”

This sub-unit is planned for mixed-use residential and office development not to exceed .35
FAR overall, and generally developed under an alternative at the overlay level with a
mixture of housing types including single-family and multifamily units at an overall
density of 12 dwelling units per acre. Development intensities taper down from the
northern edge of the area near the Government Center toward Lee Highway and adjacent
residential areas.

Development at the overlay level was subject to the following development conditions.

To achieve the overlay level, logical parcel consolidation of Sub-unit H1 must occur
to provide for well- demgned projects that function efficiently and do not preclude
other parcels from developing in conformance with the Plan. Parcels should be
consolidated and developed in a coordinated manner under a single development plan
in order to reach the overlay level.

Single-family residential development generally should be located in the southern
portion of the sub-unit. Multifamily units should be located adjacent to office
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development and generally in the northern portion of the sub-unit. Single-family
residential units should be located adjacent to the Alden Glen townhouse
development and along Lee Highway. However, multifamily units may be considered
for the northern portion adjacent to Alden Glen, if a minimum 50 foot vegetated
buffer is provided. All proposed residential uses should be compatible with the
existing residential development in the sub-unit;

Individual buildings adjacent to the Government Center should not exceed 90 feet in
height, and heights should taper down to 35 feet adjacent to existing or planned
residential development;

The necessary roadway improvements for this sub-unit will be provided with access
to the Government Center via Post Forest Drive. The extent of these improvements
should be assessed for the proposed consolidation and be provided concurrent with
redevelopment of this sub-unit. Access should be consolidated to minimize the
number of access points to the collector roadway system;

Adequate land should be dedicated to the Fairfax County Park Authority to enlarge
Dixie Hills Park to ten to fifteen acres or another appropriate location within the sub-
unit for a park should be provided. In addition to the parkland dedication,
Neighborhood Park facilities should be provided to offset any impact of the proposed
development beyond the capacity of existing facilities;

If it is determined that an elementary school site is required to serve the increased
population in this area, adequate land for such a facility should be dedicated. The
school site should be co-located with the required parkland to allow for the sharing of
recreation facilities;

A fire station is planned for the northeast quadrant of the intersection of Legato Road
and Lee Highway. It should have access from Legato Road to minimize the access
points on Lee Highway. Any remaining land on this parcel not used for the fire
station facilities should be retained in open space to serve as a buffer to adjacent uses;
and

A landscaped buffer should be provided along Lee Highway. A combination of
adequate berming and landscaping consistent with that provided by other properties
fronting on Lee Highway in this area will emphasize a parkway-like character along
Lee Highway and serve to complement the low density residential area to the south of
the roadway.

The Cambryar and Fairfax Ridge subdivisions developed as residential use at 4 dwelling
units per acre. The Fair Oaks Hill subdivision along Lee Highway developed as residential
use at 6 dwelling units per acre with substantial buffering and screening provided to any
single-family detached properties.

A portion Tax Map Parcel 56-1((1))35 contains spot commercially-zoned land, which is
not recommended to be expanded or intensified along Lee Highway. This parcel was not
incorporated in the consolidation encompassing the majority of the sub-unit. A residential
density of 6 dwelling units per acre is appropriate at the overlay level. The green corridor
connection to the northwest should be preserved and continue through adjacent properties
to Post Forest Drive.
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Working Group Recommendation: As an alternative to the staff recommendation for
Tax Map Parcel 56-1 ((1))35 as shown in the previous paragraph, the Working Group
recommended:

“A portion of Tax Map Parcel 56-1((1))35 contains spot commercially-zoned land, which is
not recommended to be expanded or intensified along Lee Highway. This parcel was not
incorporated in the consolidation encompassing the majority of the sub-unit. To encourage
development of commercially zoned land with residential use consistent with Plan
objectives for Lee Highway, a residential density of 10 dwelling units per acre is
appropriate at the overlay level with the following conditions:

- A green corridor connection to the northwest should be preserved so that it can
continue through adjacent properties to Post Forest Drive;

- Any stacked townhouses should be oriented to Legato Road as a continuation of the
development pattern to the north; and,

- A contribution commensurate to that provided in the Dix-Cen-Gato rezoning should
be provided.

As an option at the overlay level, residential use up to 12 du/ac may be appropriate for the
specific use as an assisted living/independent living facility (approximately 200 units) on
Parcel 35 if the applicable conditions for the overlay level are met.”

Sub-unit H2

Baseline: Institutional use up to .05 FAR
Overlay: Institutional use up to .15 FAR

This sub-unit is planned for institutional uses up to .15 FAR at the overlay level. It contains
a church, private school and approximately 14 acres of largely undeveloped land which
may develop in related institutional uses.

As an alternative to the institutional uses, the eastern portion of the sub-unit is planned and
developed with residential use at 8 dwelling units per acre at the overlay level. To achieve
the overlay level, the following recommendations applied:

Parcels should be consolidated and the necessary roadway improvements for this
sub-unit should be provided including access to Post Forest Drive and possibly West
Ox Road.

A minimum 50-foot wide, heavily planted buffer should be provided between the
planned institutional use and residential use of 8 dwelling units per acre and the
existing and planned low density residential areas.

Buildings and roadways should be sited so that glare from headlights of vehicles will
not intrude on adjacent residential properties.

Roadway and parking area lighting should be directed away from adjacent residential
properties.
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As an option to the planned institutional use on Tax Map Parcel 56-1((1))11H, residential
use at a density of up to 8 dwelling units per acre may be appropriate subject to the
following conditions:

. There should be effective buffering to the industrial and public facilities uses to south
and west.
. Primary access to the site should be provided via Post Forest Drive, with the layout of

the site oriented to this access point.

. The green corridor connection to the southeast should be preserved and continue
through the site to Post Forest Drive.

Sub-unit H3

Baseline: Industrial use up to .15 FAR
Overlay: Office use up to .25 FAR

This sub-unit contains warehouse and industrial/flex uses. These wuses, or new
industrial/flex type uses up to .15 FAR, are recommended at the baseline level. Any
industrial or industrial/flex development should retain the significant buffer provided by the
existing R-1 zoning along the eastern edge of the sub-unit. This area should remain as
undisturbed open space. Should the sub-unit redevelop, low intensity office use not to
exceed 40 feet in height and a maximum intensity of .25 FAR is appropriate at the overlay
level. In addition, an automobile service station and related uses such as a car wash and
mini-mart are developed on the southwest corner of this sub-unit as an overlay level use,
subject to the following conditions:

. Provide an effective landscaped buffer area at the eastern and southern edges adjacent
to residential uses and along West Ox Road;

. Provide a single consolidated access point from West Ox Road to this Sub-unit at the
existing access point for Tax Map Parcels 56-1 ((13))3 and 4 and a single access point
from Piney Branch Road. Until such time as Parcels 3 and 4 redevelop, a temporary,
shared access to West Ox Road for Tax Map Parcels 56-1 ((13))1 and 2 may be
considered along with the planned service station use for the southwest corner of the

sub-unit;
. Demonstrate that the West Ox Road/Piney Branch Road intersection will operate at
. Provide safe and efficient on-site vehicular and pedestrian circulation.

Special Exception and Special Permit uses may also be considered as overlay uses if they
are compatible with existing uses and provide an effective transition to adjacent land units.

Sub-unit H4

Baseline: Residential use at 1 dwelling unit per acre
Overlay: Retail use up to .23 FAR; residential use at 8 dwelling units per acre

At the overlay level, this sub-unit is planned for and developed with community level retail
and single-family, attached residential uses. Retail uses within Sub-unit H4 should not
exceed 367,000 square feet, or an overall FAR of .23. Retail uses are generally oriented to
the western portion of Sub-unit H4, while residential uses are generally located on the
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eastern portion of the sub-unit. The Windsor Mews townhouse development is developed
in the eastern portion of the sub-unit at the overlay level of 8§ dwelling units per acre.
Retail development in this sub-unit developed subject to the following conditions:

Any retail development in Sub-unit H4 should be designed to complement and not
adversely impact the low density residential character of neighborhoods south of the
shopping center. The retail development in Sub-unit H4 should be designed as a
single, integrated center and not appear as a strip commercial center.

Parking areas should be sufficiently landscaped. This should be accomplished
through a combination of appropriate building orientation and sufficient berming and
landscaping to adequately screen the retail center from Lee Highway and complement
the low density residential character planned and established along the Route 29
corridor in the Fairfax Center Area.

Free-standing retail pads are discouraged but if approved must be well integrated with
the larger retail center and with one another in terms of scale, materials and overall
architectural and site design. Free-standing retail uses must also have a buffer area of
sufficient width, berming and landscaping to adequately screen and buffer these retail
uses from views along Lee Highway, be clustered around centralized parking, and be
accessed internally to avoid the appearance of strip commercial use along Lee
Highway and West Ox Road. Retail signage, lighting and planting should be well
integrated and not impact the surrounding residential neighborhoods to the east and
south.

A retail center should be approved only if the following transportation needs are met:
retail use should be allowed only if it can be demonstrated that access can be
provided to and from West Ox Road without impeding the operation of the Fairfax
County Parkway interchange; traffic generated by the proposed use should not impact
adversely the operation of the area road system; any proposed access design must be
approved by VDOT and the Department of Transportation.

Sub-unit H5

Baseline: Residential use at 1 dwelling unit per acre
Overlay: Residential use at 6 dwelling units per acre

This sub-unit contains the Alden Glen residential townhouse community that is planned for
and developed with residential development at 6 dwelling units per acre.

LAND UNIT I

CHARACTER
This land unit is located north of Lee Highway, east of Fairfax Corner and the Government

Center, south of [-66 and Lee-Jackson Memorial Highway, and west of Ridge Top Road. The
land unit contains multifamily and townhouse residential neighborhoods and a grocery store.
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RECOMMENDATIONS
Land Use
Sub-unit I1

Baseline: Residential use at 4 dwelling units per acre; residential use at 8 dwelling units per
acre
Overlay: Office mixed use up to .35 FAR

This sub-unit is planned for office mixed-use development at an intensity of .35 FAR at the
overlay level as a portion of the Fairfax Corner development, subject to the conditions
located as outlined in Sub-unit B1. Sub-unit I1 is developed with multifamily residential
uses at The Reserve at Fairfax Corner, which contains approximately 650 garden
apartments.

Sub-unit 12

Baseline: Residential use at 1 dwelling unit per acre; residential use at 2 dwelling units per
acre
Overlay: Residential use at 16 dwelling units per acre

This area is planned for residential development at 16 dwelling units per acre and is
developed with a mix of townhouses and multifamily residential units. In addition, a hotel
use is planned for and located within the area along Random Hills Road. Residential
development in this sub-unit developed subject to the following conditions:

A community center and recreational facilities of adequate size should be provided
for the use of the residents within the planned neighborhood. Usable public park land
should also be dedicated to the County Park Authority.

Development of these sub-units should preserve and integrate tree cover to
complement the design of the site. A 25-foot landscape buffer to include a berm not
less than three feet in height with appropriate landscaping material as approved by
Department of Planning and Zoning and the County Arborist is recommended along
the eastern boundary of the area planned for residential use in order to protect it from
the commercial development existing or planned east of Ridge Top Road.

Due to the proximity of the site to [-66, noise attenuation measures may be needed.
Sub-unit I3

Baseline: Office use up to .25 FAR; public facilities use
Overlay: Office mixed use up to .35 FAR; public facilities use

This sub-unit contains the residential component of the Fairfax County Government Center
development. Sub-unit I3 together with Sub-unit B2 and Land Unit F are planned for
office-mixed-use and the overall FAR should not exceed .35.

Buffering measures should be incorporated to mitigate potential impacts on adjacent

residential communities. Pedestrian linkages to the Fairfax Center core area are essential to
the achievement of the objectives of the Plan.
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Sub-unit 14

Baseline: Office use up to .25 FAR; residential use at 1 dwelling unit per acre; residential
use at 5 dwelling units per acre
Overlay: Office mixed use up to .40 FAR

Sub-unit P4 is planned for office mixed use at a maximum intensity of .40 FAR and
developed with a mixed use as an option at the overlay level as follows:

1.

Residential use up to 12 dwelling units per acre, with a mix of single-family attached
and multifamily units.

Retail use up to .25 FAR is located east of Monument Drive and south of Government
Center Parkway. There should be no direct access from Lee Highway to the shopping
center. Retail use is developed subject to the following conditions:

Retail use is limited to a maximum of 125,000 square feet.

Retail use should be a neighborhood shopping center providing local-serving
retail uses. A supermarket would be desirable as an anchor.

The shopping center should provide high quality landscaping between the
shopping center and Lee Highway in a manner that limits but doesn’t preclude
visibility of the shopping center.

Land should be dedicated to the Fairfax County Park Authority for development of a
community park in a manner that will coordinate with similar land dedication in Sub-
unit I5.

Pedestrian access should be provided to connect the different uses on the site, as well
as along Monument Drive and Government Center Parkway to link adjacent
development.

The linear park along the east side of Monument Drive should be accommodated in
development plans for the area and should be treated as a continuation of the linear
park described in Land Unit A. In addition, an open space buffer should be preserved
along the north side of the planned Government Center Parkway.

Tree preservation, as recommended by the county Urban Forester, is a high priority in
the residential areas, but also should be integrated in the overall development.
Existing vegetation should be preserved, maintained and supplemented with high
quality landscaping as needed.

To mitigate visual and noise impacts, substantial and effective screening and
buffering should be provided between nonresidential uses and areas planned for or
developed with residential use. This should be accomplished through a combination
of site design and other means such as landscaping, tree preservation, berms and/or
solid architectural barriers.

Parking areas should be well landscaped and retail signage and lighting should not
adversely impact existing or planned surrounding residential areas.
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Sub-unit I5

Baseline: Residential use at 1 dwelling unit per acre
Overlay: Residential mixed use up to 12 dwelling units per acre

This sub-unit is planned for and developed with residential or residential/mixed-use
development at 12 dwelling units per acre at the overlay level. Development at the overlay

level provided for coordinated development with neighboring parcels and dedicated land
for development of a community park.

LAND UNIT J

CHARACTER

This land unit is located south of 1-66, north of Lee Highway, west of the City of Fairfax
and east of Ridge Top Road. It contains a mixture of uses including office, residential, retail, and
mini-warehousing.
RECOMMENDATIONS
Land Use

Sub-unit J1

Baseline: Office use up to .15 FAR
Overlay: Office use up to .70 FAR

This area contains office uses and is planned for medium/high intensity office use at .70
FAR. A portion of this sub-unit may be used to accommodate the planned interchange at
Waples Mill Road and Lee-Jackson Memorial Highway. This area should be dedicated.

Sub-unit J2

Baseline: Retail use up to .15 FAR
Overlay: Retail use up to .35 FAR

This sub-unit is planned for community-serving retail use at a maximum FAR of .35 at the
overlay level and contains the Fairfax Court shopping center. A portion of this sub-unit
may be used to accommodate the planned interchange at Waples Mill Road and Lee-
Jackson Memorial Highway. This area should be dedicated.

Sub-unit J3

Baseline: Office use up to .15 FAR
Overlay: Office use up to .70 FAR

Sub-unit J3 consists of the area between Ridge Top Road and Waples Mill Road, north of

Lee Highway. It is planned for office use at an intensity up to 0.70 FAR at the overlay
level. As an option, residential/mixed-use at an intensity up to 1.2 FAR was planned and
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approved with consolidation of approximately 18 acres. The approved 750,000 square feet
of residential, office, hotel, and ground-level retail uses are to be provided under the
following conditions:

The character of the development should be primarily mid- or high-rise buildings
with retail use integrated within the ground floor of residential and office buildings.
Restaurants and ground-floor retail should help create an activity center for residents,
visitors, and office workers. A defined and dynamic streetscape should be created
along Ridge Top Road, Government Center Parkway, and all internal streets. Pad
sites are not allowed.

Buildings at the corner of Government Center Parkway and Ridge Top Road should
be designed to incorporate ground floor retail. It is anticipated that at least 20,000
square feet of a variety of retail, restaurant, and community-serving uses should be
located in the vicinity of this intersection.

A minimum of a 50 foot vegetated buffer should extend from the planned right-of-
way line to minimize noise and visual impacts of development along Lee Highway;

The office component should total at least 200,000 gross square feet. However, up to
50,000 square feet of office use may be replaced by hotel use;

The planned extension of Government Center Parkway to Waples Mill Road is to be
constructed as a four-lane divided roadway within the first phase of development.
Dedication of land, construction or contribution to the Fairfax Center Area Road fund
should be made for the planned transportation improvements, which includes the Lee
Highway and Waples Mill Road interchange;

Land uses along the periphery of the development should complement the design and
orientation of the neighboring land uses. In general building heights should taper
towards the south and east, or landscaping should offset and soften the transition of
the building heights if this tapering is not feasible. Development also should provide
substantial buffering and interparcel access to any unconsolidated parcels;

A high quality, pedestrian-oriented living environment with recreation spaces, such as
open lawn areas, urban parks, plazas and courtyards, should be provided to help meet
the recreation needs of residents. Appropriate landscape features and pedestrian
amenities, such as shading, seating, lighting, public art, bus shelters, trash cans, and
other street amenities should be provided. A contribution should be made to offset the
impact of this development on the active recreation facilities;

Sidewalks and trails should safely connect the land uses within the development and
to the surrounding area. These pedestrian pathways should be part of the overall
circulation plan that should include continuous sidewalks, attractive pavement
treatments, safe crossings, and bicycle facilities;

An effective transportation demand management (TDM) program should be provided
with each phase of development. It should encourage the use of alternative forms of
transportation to reduce the number of vehicular trips. It should be based on the
number and type of residential units and nonresidential square footage, as deemed
appropriate by the Department of Transportation. Any development should establish
and implement strategies for the centralized management of the program. The TDM
program could include staffing, resources, and dedicated areas for these services.
Resources for telecommuting, transit subsidies, and “live where you work” incentives
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could be provided. Other programs could include, but would not be limited to,
rideshare, vanpool, and carpool matching services or guaranteed ride home programs;

The majority of the required parking should be structured or underground. Attractive
facade treatments that are consistent with the overall architectural design should be
used for any portion of a parking structures that is visible from the street;

A geotechnical study should be completed to identify the depth of the asbestos soils
and provide appropriate abatement and public safety measures during construction;

Prior to any development, a survey should be conducted to determine the presence of
significant historic archeological resources, using the scope of services approved by
the county. The sub-unit has a high potentlal for these resources as it is known to
have contained World War II Prisoner of War camp. Should any significant resources
be found, then those resources should be conserved or the adverse impacts of any
development mitigated. If resources are present, the applicant should work with the
History Commission to write and fund the creation and installation of a historic
marker on site;

Affordable housing should be provided through compliance with the Affordable
Dwelling Unit Ordinance, an appropriate proffer of land or units for affordable
housing, or a financial contribution to the Fairfax County Housing Trust Fund. In
addition, the provision of workforce housing to accommodate the needs of individuals
or families making from 70 to 120 percent of the county’s median income is
encouraged; and,

Any development should mitigate the impact of the residential component on public
schools;

An option to replace a portion of the approved office use has been developed with single-
family attached units. The remaining office component should be designed as professional
office to serve the community with at least 35,000 square feet of development. The
conditions achieved under the approved development should be maintained and enhanced,
particularly those related to design and open space, as follows:

The front facades of the single-family attached units are oriented toward Ridge Top
Road and the Government Center Parkway or internal courtyards and pedestrian
pathways. The facades should contribute to a defined and pedestrian-friendly
streetscape. Internal courtyards and pedestrian pathways should be well-lit and
useable with pedestrian-friendly elements such benches and shade trees. Garages and
driveways should be oriented to the rear of the units, and sufficient visitor parking
should be provided. The units should be sufficiently buffered and screened year-
round from the office uses and structured parking facility to the north;

The approved pedestrian plaza at the corner of Ridge Top Road and Government
Center Parkway should be maintained near the single-family attached units. The plaza
should complement the park on the south side of the Parkway and function as
coordinated gateway features to the development. The plazas should be useable, well-
landscaped, provide seating, and include distinctive elements, such as a fountain or
public art; and,

A community park is envisioned near the office use. The park should be well-lit and

well-landscaped with shade trees and include elements that encourage public usage,
such as a gazebo, plaza, and playground. This park may be an appropriate location for
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an historic marker regarding the World War II Prisoner of War camp. Other
recreational amenities and open spaces designed to serve residents and guests are
encouraged, including roof-top areas.

Any remaining, unconsolidated parcels may develop at an intensity up to 1.0 FAR
office/mixed-use, if all relevant conditions above are achieved and appropriate inter-parcel
access is provided to the adjacent development.

Sub-unit J4

Baseline: Residential use at 1 dwelling unit per acre
Overlay: Residential use at 20 dwelling units per acre

This sub-unit is planned for residential use at 20 dwelling units per acre at the overlay level
and is developed with townhouse and multifamily residential uses subject to the following
conditions.

Residential development on the balance of this site should provide sufficient land for
open space and on-site recreation facilities.

Parcels should be consolidated to the greatest extent possible and developed in a
cohesive, unified design.

Substantial buffering of these residential units should be provided along Lee Highway
and Government Center Parkway.

LAND UNIT K

CHARACTER

This land unit is located in the area north of Lee-Jackson Memorial Highway, west of the
City of Fairfax, south of I-66, and east of the Lee-Jackson Memorial Highway /I-66 interchange.
The area is predominately developed with office uses and the Fairfax Ridge multifamily
residential development.

RECOMMENDATIONS

Land Use

Baseline: Office use up to .25 FAR
Overlay: Office use up to .50 FAR

This area contains office uses, multifamily residential uses and a hotel. This land unit is
planned for medium intensity office use at .50 FAR at the overlay level. Particular attention
should be given to the presentation of a high-quality image from I-66 and Lee-Jackson Memorial
Highway. The planned roadway improvements for this area are shown on Figure 3.

Development in this area is constrained by an Environmental Quality Corridor (EQC)
associated with the stream valley that traverses the western portion of the land unit. The EQC
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encompasses the floodplain, associated alluvial soils, and steep slopes. This EQC area should be
retained in open space.

As an option to office use at the overlay level, the Fairfax Ridge Community is developed
with multifamily residential uses at 20 to 25 dwelling units per acre subject to the following
recommendations. Low-rise multifamily use and/or mid-rise multifamily use may be appropriate
if the proposal results in a quality living environment. Less intensive uses or other unit types are
generally not appropriate because they would not be compatible with existing office use. A
quality living environment would include usable open space for recreation, buffers, screening
and noise mitigation measures. Residential development should be des1gned in a manner
compatible with the adjacent office buildings in terms of scale and height. Any development
application for this option should also be evaluated in terms of adequately addressing the
following conditions:

. Preservation of the Environmental Quality Corridor and the Resource Protection Area.

. Provide usable open space and on-site active recreation facilities sufficient to serve the
residents of this complex.

. Provide pedestrian walkways connecting all portions of the development and linkages to
adjacent properties.

. Provide noise attenuation measures, which may include noise barriers and/or a substantial
vegetative buffer adjacent to 1-66 and/or the I-66/Lee-Jackson Memorial Highway
interchange; in addition, the site design should orient buildings in a manner that will further
shield active recreational areas and open space areas from highway noise.

. At the time of zoning, provide an evaluation of the existing sewer system capacity and
commit to providing any improvements necessary to offset the increased sewer flow
demand of the residential development to the satisfaction of Fairfax City and Fairfax
County.

As an option to office at the overlay level, Tax Map Parcels 56-2((1))19 and 20 are
developed with multifamily residential use at a density of 16-20 dwelling units per acre with the
following conditions. Development should be designed in a manner that is compatible with the
adjacent residential development in terms of height, scale, materials and massing of buildings
and meets the conditions above for residential development in Land Unit K. Access should be
through the adjacent residential community to Fairfax Ridge Road. No residential development
should occur on Parcel 20. Density associated with these two parcels should be used to the extent
possible on Parcel 19 and some or all of Parcel 20 should be considered for dedication to the
county for park and transportation purposes.
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SUBURBAN NEIGHBORHOODS AND LOW DENSITY RESIDENTIAL AREAS

LAND UNIT L

CHARACTER

This land unit is located north of Lee-Jackson Memorial Highway and is bisected by the
Fairfax County Parkway. It extends northward toward Ox Hill Road and westward to just beyond
Rugby Road. The land unit contains the stable Fairwoods townhouse subdivision with a density
of approximately 5 dwelling units per acre. Further west is part of the Murray Farms
single-family detached subdivision. This land unit also contains institutional uses.

RECOMMENDATIONS
Land Use
Sub-unit L1

Baseline: Residential use at 2 dwelling units per acre
Overlay: Residential use at 5 dwelling units per acre

This sub-unit contains the portion of the former Murray Farms subdivision located south of
the Fairfax County Parkway and is planned for residential use at 5 dwelling units per acre
at the overlay level. This includes the Kensington Parc and Kensington Square
neighborhoods, developed under the same conditions for development that applied to the
portion of Murray Farms in UP8 Lee-Jackson Community Planning Sector (Upper Potomac
Planning District).

The remainder of the sub unit contains the stable Fairwoods residential townhouse
subdivision developed at a density of approximately 5 dwelling units per acre.

Sub-unit L2

Baseline: Residential use at 2 dwelling units per acre
Overlay: Residential use at 3 dwelling units per acre

This sub-unit is planned for residential use at 3 dwelling units per acre at the overlay level.
The existing church is expected to remain.

LAND UNIT M
CHARACTER
This land unit is located west of the Fairfax County Parkway and east of the Greenbriar
community. It contains the stable Oakwood Estates single-family, detached subdivision, the

Birch Pond single-family, attached subdivision and a portion of the Big Rocky Run Stream
Valley Park.
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RECOMMENDATIONS
Land Use

Baseline: Residential use at 2 dwelling units per acre
Overlay: Residential use at 3 dwelling units per acre

The Big Rocky Run EQC, including Tax Map Parcel 45-4((5))A, is planned for public park
use and should be preserved in undisturbed open space and incorporated into the area's recreation
and primary pedestrian open space system. Access should be limited to pedestrians and bicycles
via the existing countywide trail or other trails.

The remainder of this land unit is planned for residential use at 3 dwelling units per acre at
the overlay level. Oakwood Estates, an existing stable residential neighborhood, should be
protected through the use of buffering measures.

LAND UNIT N

CHARACTER

This land unit is located in the northeast quadrant of West Ox Road and Lee-Jackson
Memorial Highway. It extends northward towards Waples Mill Road and eastward to the Fairfax
Farms low density residential community. It contains the Penderbrook residential development
and Penderbrook public golf course.

RECOMMENDATIONS
Land Use

Baseline: Residential use at 1 dwelling units per acre; golf course
Overlay: Residential use at 6.6 dwelling units per acre; golf course

This land unit is planned for residential use at 6.6 dwelling units per acre at the overlay
level. It contains the Penderbrook subdivision and the Penderbrook Golf Course. The planned
density for this land unit was predicated on a unified development plan for the area and the
incorporation of the golf course as an area-wide public amenity. The golf course should be
preserved either as an operating golf course or passive green space in perpetuity, should the
privately owned golf course operation cease. The preservation of the golf course for public use in
this area is essential to achievement of the Plan's objectives for the Fairfax Center Area. Land
Unit N was substantially consolidated to develop a unified residential development that includes
a mixture of townhouses and low-rise multifamily units at an approximately 2 to 1 ratio. The
higher density development is oriented internally to minimize the impact on adjacent low density
communities.

All development in this area should meet the following development conditions:

No free-standing retail functions should be permitted;
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No strip commercial uses should be allowed along Lee-Jackson Memorial Highway or
West Ox Road;

Impervious surfaces should be minimized; and
Open space should be maximized.

Parks and Recreation

The Penderbrook Golf Course should be maintained for public use. In the event that the
current operation ceases, the golf course should be acquired by the Fairfax County Park
Authority. In any event, the site is to be perpetually available for publicly accessible open space.

LAND UNIT O

CHARACTER

This land unit is located north of the Lee-Jackson Memorial Highway /1-66 interchange and
contains the stable Fairfax Farms residential subdivision and other low density residential
development.

RECOMMENDATIONS
Land Use
Sub-units O1, 02, O3

O1: Baseline: Residential use at .5 dwelling unit per acre
Overlay: Residential use at 1 dwelling unit per acre

02: Baseline: Residential use at 1 dwelling unit per acre
Overlay: Residential use at 2 dwelling units per acre

03: Baseline: Residential use at .1 dwelling unit per acre
Overlay: Residential use at .2 dwelling unit per acre

These sub-units contain the stable Fairfax Farms subdivision which should be buffered and
preserved. The easternmost part of Sub-units Ol and Ol contain low density residential
areas adjacent to Fairfax Farms and should reflect that land use, density and character.
West and north of Difficult Run the area is planned for .5-1 dwelling unit per acre. East of
Difficult Run it is planned for .5-1 and .1-.2 dwelling unit per acre, private open space or
stream valley park. The area adjacent to Fairfax Farms Road is planned for private open
space or stream valley park and 1-2 dwelling units per acre. Redevelopment to higher
densities or intensities should not occur. Infill of vacant lots in the subdivision and in
adjacent areas should be compatible with existing development in terms of use, intensity,
and dwelling unit type. Fairfax County should continue to exercise its best efforts to protect
the residential neighborhood of Fairfax Farms.
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Parks and Recreation

Ensure protection of the headwaters of Difficult Run by means of a permanent open space
easement to the Fairfax County Park Authority. Establish a greenway/EQC system to preserve
sensitive environmental areas and provide continuity of public access to open space to the north
and west.

LAND UNIT P

CHARACTER

This land unit is located north of [-66 on either side of Stringfellow Road. The Fair Lakes
Parkway and the Fair Lakes Boulevard traverse this area. This land unit represents a transition in
land use and intensity between the mixed-use center area of Fairfax Center to the east and low
density Suburban Neighborhood residential areas to the west. Transit improvements are proposed
for the area adjacent to Stringfellow Road and I-66 which include a Metrorail station and
additions to the existing park-and-ride lot. Potential facilities could also include express bus and
kiss-and-ride facilities.

RECOMMENDATIONS
Land Use

Baseline: Residential use at 1 dwelling units per acre
Overlay: Residential use at 3 dwelling units per acre

This land unit is planned for residential use at 3 dwelling units per acre at the overlay level.
In addition, land in this sub-unit is proposed for use as a Metrorail commuter parking facility
adjacent to I-66 as part of the I-66 Enhanced Public Transportation Corridor. Final site selection
should be contingent upon the completion of a study of alternative sites which includes
consideration of traffic impacts, environmental impacts and the potential impacts such a location
would have on creating increased density pressures around it. Resolution of the final site location
should be accomplished as part of the Enhanced Public Transportation Corridor study yet to be
undertaken, or as a separate study effort. Prior to the completion of the study effort, steps should
be taken to preserve the site identified in this sub-unit as shown on Figure 4.

LAND UNIT Q

CHARACTER

This land unit is located south of 1-66, north of Lee Highway (Route 29) on either side of
Stringfellow Road. This area is mostly developed with single-family, detached homes.
Arrowhead Park is located in this land unit. Transit improvements are proposed for the southwest
quadrant of Stringfellow Road and [-66 which include a Metrorail station and a park-and-ride lot.
Potential facilities could also include express bus and kiss-and-ride facilities.
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RECOMMENDATIONS
Land Use

Baseline: Residential use at 1 dwelling unit per acre
Overlay: Residential use at 2 dwelling units per acre

Arrowhead Park is located in this land unit and is planned for public park use. The
remainder of the area is planned for low density residential use at 2 dwelling units per acre at the
overlay level. The western portion of Land Unit Q is part of the Centreville Farms Area and has
generally developed under the redevelopment option for that area (see land use recommendations
for the Centreville Area and Suburban Center). Sensitivity in site planning is required in areas
affected by utility easements and rights of way that traverse this land unit. Noise and visual
mitigation methods should be employed in portions of this sub-unit adjacent to I-66. Little Rocky
Run traverses the southern portion of this land unit. This area should be left undeveloped as part
of an open space system. The planned roadway improvements for this area are shown on Figure

In addition, land in this land unit is proposed for use as a Metrorail commuter parking
facility adjacent to I-66 as part of the [-66 Enhanced Public Transportation Corridor. Final site
selection should be contingent upon the completion of a study of alternative sites which includes
consideration of traffic impacts, environmental impacts and the potential impacts such a location
would have on creating increased density pressures around it. Resolution of the final site location
should be accomplished as part of the Enhanced Public Transportation Corridor study yet to be
undertaken, or as a separate study effort. Prior to the completion of the study effort, steps should
be taken to preserve the site identified in this land unit as shown on Figure 4.

Parks and Recreation

Consideration should be given to designating Little Rocky Run as part of the Fairfax
County Park Authority Stream Valley Park system and the main channel of the EQC planned for
public park use. Consideration should also be given to seeking open space and public trail
easements on those portions of this and other EQCs where public acquisition of land is not
feasible due to existing development.

LAND UNIT R

CHARACTER

This land unit is located south of 1-66, north of Lee Highway, and west of the Fairfax
County Parkway. It contains residential subdivisions. The stable Willowmeade single-family,
residential community is located in Sub-unit R2. A Fairfax County Girls' Probation Home is also
located in this land unit.
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RECOMMENDATIONS
Land Use
Sub-unit R1

Baseline: Residential use at 1 dwelling unit per acre
Overlay: Residential use at 2.5 dwelling units per acre

This sub-unit is planned for low density residential use. Noise mitigation methods must be
employed to buffer impacts from 1-66. Visual buffering should also be incorporated into
development plans for parcels adjacent to 1-66.

Sub-unit R2

Baseline: Residential use at 1 dwelling unit per acre
Overlay: Residential use at 2 dwelling units per acre

This sub-unit is planned for residential use at 2 dwelling units per acre at the overlay level.
Any new development proposed in this area must be compatible with the stable
Willowmeade residential subdivision and other residential subdivisions. Visual buffering
should be provided in any development plan for parcels fronting on Lee Highway.

Existing spot commercially-zoned parcels along Lee Highway should not be expanded or
intensified. Redevelopment to uses which are more compatible to the adjacent planned
residential areas should be encouraged.

Sub-unit R3

Baseline: Residential use at 1 dwelling unit per acre
Overlay: Residential use at 4 dwelling units per acre

Sub-unit R3 is planned for residential use at 4 dwelling units per acre at the overlay level
and is developed with the Buckley’s Reserve neighborhood. This area contains townhouses
within the eastern portion of the neighborhood and single family residential units tapering
to existing neighborhoods to the north and west. Visual buffering should be provided in any
development plan for parcels fronting on Lee Highway.

Transportation

The roadway circulation for Land Unit R should be based upon the following text and is
depicted on Figure 3.
1. All roads in Land Unit R shall be designated and constructed as interparcel
connectors, and shall not be designed or constructed to facilitate or encourage through
traffic.

2. All roads in Land Unit R shall be designed and constructed in a manner consistent
with the residential character of the area.

Public Facilities

Expand the Girls' Probation Home to 24 beds. This facility is located on Tax Map_Parcel
55-4((1))10 on the north side of Lee Highway.
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Parks and Recreation

Consideration should be given to designating Little Rocky Run as part of the Fairfax
County Park Authority Stream Valley Park system and the main channel of the EQC planned for
public park use. Consideration should also be given to seeking open space and public use trail
easements on those portions of this and other EQCs where public acquisition of land is not
feasible due to existing development.

LAND UNIT S

CHARACTER
This land unit is located south of Lee Highway at the western edge of the Fairfax Center
Area. Existing development includes Clifton Farm, the northeastern portion of the Katherine T.

Moore subdivision and the northern portions of the Willow Springs and the stable Hampton
Forest single-family, detached unit subdivisions.

RECOMMENDATIONS
Land Use

Sub-unit S1

Baseline: Residential use at 1 dwelling unit per acre
Overlay: Residential use at 3 dwelling units per acre

This sub-unit is planned for single-family residential use at 3 dwelling units per acre at the
overlay level. Visual buffering should be provided in any development plan for parcels
fronting on Lee Highway.

Existing spot commercially-zoned parcels along Lee Highway should not be expanded or
intensified. Redevelopment to uses which are more compatible to the adjacent planned
residential areas should be encouraged.

Sub-unit S2

Baseline: Residential use at 1 dwelling unit per acre
Overlay: Residential use at 2 dwelling units per acre

This sub-unit is planned for single-family residential use at 2 dwelling units per acre at the

overlay level. Visual buffering should be provided in any development plan for parcels
fronting on Lee Highway.
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LAND UNIT T

CHARACTER

This land unit is located on the south side of Lee Highway opposite the Willowmeade
subdivision. Existing development includes portions of the stable Crystal Springs and Hampton
Forest subdivisions.
RECOMMENDATIONS
Land Use

Baseline: Residential use at 1 dwelling unit per acre
Overlay: Residential use at 2 dwelling units per acre

This land unit is planned for low density residential use at 2 dwelling units per acre at the
overlay level and generally contains low density single-family homes. New development in this
area must be compatible with the existing stable Crystal Springs subdivision. Buffering along
Lee Highway should be incorporated in development plans for this area.

Existing spot commercially-zoned parcels along Lee Highway should not be expanded or

intensified. Redevelopment to uses which are more compatible to the adjacent planned
residential areas should be encouraged.

LAND UNIT U

CHARACTER

This land unit is located south of Lee Highway in the area south of the intersection of West
Ox Road and Lee Highway. This land unit contains portions of the Lee Pines, Piney Branch,
Glen Alden, Marymead, Cannon Ridge, and Buckner Forest subdivisions. The Fairfax County
Parkway is located in the western portion of this land unit.
RECOMMENDATIONS
Land Use

Baseline: Residential use at 1 dwelling unit per acre
Overlay: Residential use at 2 dwelling units per acre

This land unit is planned for low density residential use at 2 dwelling units per acre at the
overlay level. Buffering along Lee Highway should be provided.

Existing spot commercially-zoned parcels along Lee Highway should not be expanded or

intensified. Redevelopment to uses which are more compatible to the adjacent planned
residential areas should be encouraged.
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LAND UNIT V

CHARACTER

This land unit is located south of Lee Highway across from the Fairfax County

Government Center. Existing uses include a portion of the stable Leehigh subdivision, vehicle
repair and service uses, and some vacant tracts. This area serves as a transition to the area to the
south that is zoned R-C and planned for low density residential use in conformance with the
Occoquan Basin Study recommendations.

RECOMMENDATIONS

Land Use

Sub-unit V1

Baseline: Residential use at 1 dwelling unit per acre
Overlay: Office use up to .25 FAR

This sub-unit contains retail, auto repair, and office uses in addition to vacant land and a
cemetery. The retail uses should not be expanded or intensified. Redevelopment to office
use at a maximum FAR of .25 is appropriate to be more compatible with the adjacent
residentially planned areas. Any commercial development in this sub-unit should provide
effective screening and buffering to adjacent residential uses through landscaping and other
measures including architectural treatments on all sides of the structures. Adequate
landscaping should also be provided along Lee Highway. The existing cemetery should be
preserved and adequately buffered. Development of the area adjacent to Village Drive
should be designed to allow for the development of the planned interchange of Monument
Drive, Village Drive and Lee Highway.

As an option, alternative uses of a similar intensity, such as assisted living, may also be
appropriate for Tax Map Parcels 56-2 ((1)) 62, 63B, 63C, 66, 67A and 67B to be more
compatible with the adjacent residentially planned areas. These uses should be sited in a
way such that screening, buffering, building tapering, landscaping along Lee Highway,
open space, architectural treatments on all sides of the structure, and internal circulation
may be provided in such a way to minimize visual impact on the adjacent residential uses.
Residential use up to 2 dwelling units per acre may also be appropriate.

Sub-unit V2

Baseline: Residential use at 1 dwelling unit per acre
Overlay: Residential use at 2 dwelling units per acre

This sub-unit is planned for residential use at 2 dwelling units per acre at the overlay level.
Adequate buffering should be provided for those parcels fronting on Lee Highway.

Existing spot commercially-zoned parcels along Lee Highway should not be expanded or

intensified. Redevelopment to uses which are more compatible to the adjacent planned
residential areas should be encouraged.
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LAND UNIT W

CHARACTER

This land unit is located south of Lee Highway on either side of Shirley Gate Road. The
planned intensities are greatest to the north and then taper down to the south where the area is
planned for low density residential use in conformance with the findings of the Occoquan Basin
Study. There are a variety of land uses in this land unit including retail, warehousing, housing, a
mobile home park, and a Fairfax County Boys' Probation Home.

RECOMMENDATIONS
Land Use
Sub-unit W1

Baseline: Office use up to .15 FAR; residential use at .1 dwelling unit per acre; residential
use at 1 dwelling unit per acre

Overlay: Office use up to .25 FAR; residential use at .2 dwelling unit per acre; residential
use at 2 dwelling units per acre; residential use at 3 dwelling units per acre

Parcels north of the right-of-way for the Manassas Gap Railroad or north of the Kiel
Gardens subdivision are planned for residential use at 3 dwelling units per acre at the
overlay level to provide for infill development that is compatible with the Deerfield Forest
subdivision. The only exceptions to this recommendation are the commercially-zoned
properties at the southwestern quadrant of Shirley Gate Road and Lee Highway, which are
planned for low intensity office use at a maximum FAR of .25. However, much of this
commercially-zoned area may be used to accommodate the planned interchange at Shirley
Gate Road and Lee Highway. Any development of this area should not preclude the
construction of the interchange. As an option, these commercially zoned parcels may be
appropriate for residential use up to 3 dwelling units per acre, consistent with land use
recommendations for adjacent properties to the west.

Those parcels generally south of the railroad right-of-way are planned for residential use at
2 dwelling units per acre at the overlay level.

Land in the southeastern-most portion of this sub-unit is planned for residential uses within
a density range of .1-.2 dwelling unit per acre. This conforms with the findings in the
Occoquan Basin Study. Additional guidance for this area is included in the land use
recommendations for Community Planning Sector F7 in the Fairfax Planning District.

Sub-unit W2

Baseline: Office use up to .15 FAR; retail use up to .15 FAR; residential use at .1 dwelling
unit per acre; residential use at 1 dwelling unit per acre

Overlay: Office use up to .25 FAR; retail use up to .35 FAR; residential use at .2 dwelling
unit per acre; residential use at 3 dwelling units per acre

This area contains the Fairfax Centre shopping center, the Waples Mobile Home Park, a
self-storage facility, and several single-family homes. The mobile home park, located on
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Tax Map Parcel 56-2((1))46, should remain located in this area, in accordance with the
Guidelines for Mobile Home Retention in Land Use Appendix 10 of the Policy Plan.

Tax Map Parcel 56-2((1))52 located at the southeastern quadrant of Shirley Gate Road and
Lee Highway contains a self-storage facility. Should it redevelop, it is planned for office
use at .25 FAR at the overlay level. In addition, Tax Map Parcels 56-2((1))50 and the
northern portion of Tax Map Parcel 56-2((1))47A, not to exceed a depth from Lee Highway
that corresponds to the southern boundary of Parcel 50, are planned for office use at .25
FAR at the overlay level.

Design for the property fronting on Lee Highway should incorporate dedicated access
along the eastern or western boundary to allow for development to the rear of the site.

The Cloisters of Fairfax subdivision is planned for residential use at 1 dwelling units per
acre at the baseline level and 3 dwelling units per acre at the overlay level. As an option at
the overlay level, this area developed with single-family detached residential units at a
density up to 5 dwelling units per acre, subject to the following conditions:

These parcels are fully consolidated;

Access to Shirley Gate Road is limited to two points (i.e., directly across from Peep
Toad Court and Nancyann Way);

Lots do not have direct access to Shirley Gate Road;

Mature trees on the site are preserved: interior landscaping and screening is limited to
80% deciduous and 20% coniferous plant material;

A uniformly designed privacy fence 6 feet in height, with brick columns every 30
feet, landscaped between it and the sidewalk, is placed along Shirley Gate Road,

A neighborhood character is created with the use of interconnected loop streets,
central recreation area, and/or landscaped open space as the focal point; and

Those portions of the former Civil War railroad right-of-way that are determined to
be of historical or archaeological significance are retained as open space features
within this transitional area and identified by a permanent interpretive marker.

Tax Map Parcel 56-4((6))1, which was not consolidated with the Cloisters of Fairfax
subdivision, should only develop at the baseline level of 1 dwelling units per acre or an
overlay level of 2 dwelling units per acre. Tax Map Parcels 56-2((4))11, 56-2((1))51A, 56-
2((1))46 and the southern portion of Tax Map Parcel 56-2((1))47A are planned for
residential use up to 3 dwelling units per acre at the overlay level.

Tax Map Parcels 56-2((1))45B and 57-1((1))I11A and 11B are planned for
community-serving retail uses at a maximum FAR of .35 at the overlay level.

Parcels at the southernmost edge of this sub-unit are planned for residential use within a
density range of .1-.2 dwelling unit per acre or private open space. This conforms with the
findings of the Occoquan Basin Study. Additional guidance for this area is included in the
land use recommendations for Community Planning Sector F7 in the Fairfax Planning
District.
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The Chandler Grove neighborhood, located in the southeast corner of this sub-unit, is
planned for residential use at 1 dwelling units per acre at the baseline level and 3 dwelling
units per acre at the overlay level. This area developed under an option at the overlay level
for 3-4 dwelling units per acre with the following conditions:

Full consolidation of all parcels is achieved,

Landscape screening to adjacent residential uses and parklands is provided;

Mature trees are retained to the extent feasible;

Pedestrian access is provided to the adjacent commercial area to the north and to the
parkland to the south;

A minimum of four parking spaces per dwelling unit, and 25% additional parking
spaces to be scattered throughout the site;

No side load garages (i.e., a garage that shares circulation and access with an
adjoining dwelling unit’s garage) should be considered,

Innovative storm water management techniques should be utilized; and

Necessary improvements to Rust Road are made.

Public Facilities

Expand the Boy's Probation Home to 22 beds. This facility is located on Tax Map Parcels
56-4((1))10 and 11 on the west side of Shirley Gate Road.”
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MODIFY: Fairfax County Comprehensive Plan, 2013 Edition, Area III, Fairfax Center Area, as
amended through 9-20-2016, Use-Specific Performance Criteria, pages 113-140:

USE-SPECIFIC PERFORMANCE
CRITERIA

The following performance criteria for specific
uses are guidelines used to evaluate
development plans for the Fairfax Center Area.

Residential/Single-Family Detached
Housing Criteria

Site Planning

«  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 commercial).

- Provide pedestrian linkages to
community-wide amenity areas,
services and facilities.

- Consider potential highway noise
impacts in community, neighborhood
and dwelling unit design.

- Use
eriterfagreen building techniques in
planning and design.

- Preserve or recover and record
significant heritage resources.

TeARva BA- Y Yy —

+ Access/Roads/Parking

- Provide adequate, safe auto access to
neighborhoods from appropriate level
roadways.

- Use a hierarchical 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, monotonous 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. recreation
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vehicles, boats, trailers, etc.).

- Establish distinct utility
landscaping corridors within
rights-of-way.

- Reduce amount of impervious surfaces
(roads, parking, buildings, etc.) through
use of cluster design techniques.

and
street

+  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; link to
the open space system.

- Design safe pedestrian  system
crossings at roads; provide
grade-separated  intersections when
possible.

- Use natural (especially wooded) open
space corridors/areas as transition
zones, visual amenities and buffers.

- Buffers
- Use 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

- Use 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

+ 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.

- Use wvaried setbacks to create

Neighboriad Coumeniad Conbte
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interesting architectural (mass)
relationships to the street.

- Cluster units around courtyard-like
areas to reinforce neighborhood scale.

+ Functional Relationships/Facade Treatment
- Select and site appropriate building
types  with  respect to  natural

topography (e-g5—splittevel—vs—slab;
ete)

- When units are in close proximity,
locate windows/doors for maximum
privacy between units.

- Site units to maximize potential for
shared or paired driveway entrances.

- Segregate primary building entries
from service-type entries.

treatment:

- Establish dwelling cluster architectural
theme consistency, while avoiding
literal facade repetition.

- Use 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.

Landscape Architectural Design

« Landscaping

- Preserve existing quality vegetation to
the greatest extent possible, integrating
it into new designs.

- Restore disturbed areas to a visually
appealing landscape character through
landscape architectural treatment.

- Provide street trees along all roadways;
use consistent species groupings to
reinforce neighborhood character.

- Locate street trees along roadways in
landscape  corridors away  from
underground utilities.
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- Use special landscape treatments to
define primary building entry zones.

- Use plant materials to define private
outdoor social spaces for each unit, 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.

- Select low-maintenance landscape
materials for large neighborhood
common areas not likely to receive
consistent maintenance.

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 lighting.

- Ensure neighborhood architectural
theme and light fixture style
consistency.

- Provide individual dwelling unit entry
zone and street number illumination
lighting.

Site Furnishing/Fencing/Mailboxes
- Avoid fencing along lot lines between
homes; this practice reduces the visual
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depth and width of individual
properties.

- Use fencing materials which relate to
the proposed function of the fence (e.g.,
solid for privacy).

- Use fencing materials and style
consistent with dwelling architectural
materials and style.

- Avoid long, monotonous solid walls or
fence lines by using jogs or setbacks for
visual interest.

- If roadside mailboxes are used, provide
units consistent to neighborhood or
cluster architecture/style.

Minor(Local)Shect  RORDWAY LIGHTING

«  Site Furnishings/Minor Structures
- Outdoor utility sheds/buildings should
relate to dwelling architecture and style.

Residential/Single-Family
Attached/Multifamily
Low-Rise Housing Criteria

Site Planning

+  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 commercial).

- Provide pedestrian linkages to
community-wide amenity areas,
services and facilities.

- Consider potential highway noise
impacts in community, neighborhood
and dwelling unit design.

- Emphasize the placement of clusters of
multifamily buildings sensitively in the
existing landscape context.

- Incorporate neighborhood convenience
service structures into the development
architecturally, spatially and
functionally.

- Use green building techniques in
planning and design.

- Preserve or recover and record
significant heritage resources.
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+ Access/Roads/Parking
- Provide adequate, safe auto access to
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the neighborhoods from appropriate
level roadways.
Use a hierarchical system of internal
roadways and drives; do not access
units directly onto major collector
roads.
Minimize  natural  site  amenity
disturbance (e.g., quality trees, streams,
etc.) through sensitive street/parking
design/construction.
Road alignments should reinforce
neighborhood scale; avoid long,
straight, monotonous residential streets.
Avoid on-street parking; provide
adequate off-street parking areas in
scale with architectural masses.
Provide off-street, screened parking
areas for special vehicle storage (e.g.,
recreation vehicles, boats, trailers, etc.).
Establish distinct utility and
landscaping corridors within street
rights-of-way.
- Orient roadways 1o maximize southern
tsetar——expostre—for—frontase

Reduce impervious surfaces (roads,
parking, buildings, etc.) through use of
cluster design techniques.

Provide adequate, convenient parking,
buffered from primary views from
streets and dwelling units by setbacks,
landscaping,  fencing  or other
architectural elements.

Provide adequate emergency vehicle
turn-around space in close proximity to
dwelling units; incorporate  into
parking, drive and street layout.

Adhere to existing Fairfax County
development standards for minimum

parking space and driveway
dimensions, etc.
- Consider use of special paving

materials for small-scale 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 natural open space amenities
into overall neighborhood design.
Provide a continuous pedestrian/open

o
ity V] i W“’"

Tmsﬂ.:’.: )

3 . ) =Y =1

Py . -
umnlli e Il- -
giHE Wl RRALE

132




ATTACHMENT 1

space system linking neighborhood
activity nodes internally and externally.

- Provide courtyard, park and
recreational  areas/facilities  (e.g.,
swimming pools, tennis courts, tot lots,
etc.) for use of residents; link to the
open space system.

- Design safe pedestrian  system

crossings at roads;—previde

- Use 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

- Use 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.

- Promote privacy between units with
setbacks, plant materials, fences and
grade changes.

- Utility/Service Areas

- Use 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; screen utility substations,
service areas and heating/ventilation
equipment from public view.

- Screen refuse container (dumpster)
areas from view, but maintain good
service vehicle access.

Architectural Design

« 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.
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- Use varied setbacks to create
interesting architectural (mass)
relationships to the street.

- Cluster units around courtyard-like
areas (landscaped parking or plaza) to
reinforce neighborhood scale.

- Create generally low-scaled masses for
buildings; do not make buildings
excessively long.

+ Functional Relationships/Facade Treatment
- Select and site appropriate building
types with respect to natural
topography (e.g., split level vs. slab,

etc.)

- When end units are in close proximity,
locate windows/doors for maximum
privacy between units.

- Segregate primary building entries
from service-type entries.

- Establish dwelling cluster architectural
theme consistency while avoiding
literal facade repetition among units.

- Use 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 at dwelling unit entry
areas into building/site design.

- Consider the inclusion of covered unit
entry areas in architectural design.

Landscape Architectural Design

. Landscapmg
Preserve existing quality Vegetatlon to
the greatest extent possible, integrating
it into new designs.
- Restore disturbed areas to a visually
appealing landscape character through
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landscape architectural 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.

Use special landscape treatments to
identify and reinforce community,
neighborhood and building cluster
entry areas.

Use 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.
_ Select low-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.
g
Proteet-solar a] eee}ss N buﬂdﬁ'&g]s‘ when

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
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area and identification sign lighting.

- Ensure neighborhood architectural
theme and light fixture style
consistency.

- Provide individual dwelling unit entry
zone and street number illumination
lighting.

«  Site Furnishing/Fencing/Mailboxes

- Use walls and fencing along lot lines
between units to provide privacy for
outdoor activity areas in front and rear
of units when possible. This should be
done in a manner which does not
prevent solar access.

- Use fencing materials which relate to
the proposed function of the fence (e.g.,
solid for privacy).

- Use wall or fencing materials and style
consistent with dwelling architectural
materials and style and in a manner
which does not prevent solar access.

- Avoid long, monotonous solid fence
lines by using jogs or setbacks for
visual interest.

- If curbside mailboxes are used, provide
multibox units consistent to the
building cluster architecture/style.

Outdovy Heahin
« Site Furnishings/Minor Structures/Seating i

- Outdoor utility sheds/buildings should o Adm*bl Areas
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 elements, such as trellises
or kiosks.

- Provide outdoor seating at appropriate
activity areas (e.g., tot lots, pool area,
etc.).

- Provide hard-surfaced landscaped
recreational areas, especially around
swimming pool/clubhouse areas.

Residential/Multifamily-
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Elevator Housing Criteria
Site Planning

«  General

- Integrate new development with
existing and future adjacent land uses
appropriately;  locating it  near
employment/shopping cores and mass
transit access points.

- Plan development using
reasonably- scaled architectural masses,
which relate positively to site and
adjacent use conditions through siting,
setbacks and landscaping.

- Provide appropriate level, scale and
location of support services/facilities

(e.g., convenience commercial)
integrated into overall architectural
design.

- Provide pedestrian linkages to
community-wide amenity areas,
services and facilities.

- Consider potential highway noise
impacts in community, neighborhood
and dwelling unit design.

- Use
eriterfagreen building techniques in
planning and design.

- 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.

- Preserve or recover and record
significant heritage resources.

« Access/Roads/Parking

- Provide adequate, safe auto access into
the site from appropriate level
roadways.

- Use a hierarchical 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 lot
design/construction.

- Segregate resident and service entry
areas; provide adequate area for
service/emergency vehicle access and
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operation. :

Avoid on-street parking; provide L - F""W”l EM

high-image off-street parking areas in m“ m

scale with pedestrians.

- In dense developments, provide
off-street, screened parking areas for
special vehicle storage (e.g., recreation
vehicles, boats, trailers, etc.).

- Use 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. Ped. | O B BHH ¥
- Reduce impervious surfaces (roads, mmh PO ea RSSO AT
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 minimum
parking space and drive dimensions,
etc.

Open Space/Community Facilities

- Integrate natural open space amenities
into overall site plan development.

- Provide a continuous pedestrian/open
space system linking on- and off-site
activity nodes.

- Provide courtyard, park and
recreational areas/facilities (e.g., pools,
tennis courts, tot lots, etc.) for use of
residents; link to the open space
system.

- Design safe pedestrian  system

crossings at roads;—provide
grade-separated  intersections  when

- Use natural (especially wooded) open
space corridors/areas as transition ones,
visual amenities and buffers.

- Integrate on-site service and amenity
features into overall functional and
design scheme.

Buffers
Use varying scale and arrangements of
structures on-site to act as buffers for
incompatible use relationships.

- Take advantage of natural landscape
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edges and elements in buffering and
defining architectural elements.

- Use architectural elements (walls,
buildings, etc.) as visual and roadway
noise buffers.

- Utility/Service Areas

- Use curb and gutter systems within the
primary building and parking zone for
auto and drainage control.

- Away from the major architectural/
parking core, use 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; screen utility substations
and service areas from public view.

Architectural Design

Tl e TR STV A
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+ 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.

- Use varied setbacks to create
interesting architectural (mass)
relationships to the street.

- Cluster buildings around courtyard-like
areas to reinforce neighborhood scale.

- Integrate architectural masses/forms
into natural topography of site.

+  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.
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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 Design

« Landscaping

- Preserve existing quality vegetation to
the greatest extent possible, integrating
it into new designs.

- Restore disturbed areas to a visually
appealing landscape character through
landscape architectural treatment.

- Provide street trees along all roadways
and shade trees in parking areas;
encourage the use of groupings which
reinforce the residential development
character and identity.

- Provide well-landscaped special use
areas for neighborhood residents (e.g.,
pool areas, parks, etc.).

- Use 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.

- Locate street trees along roadways and
parking areas in landscape corridors
away from underground utilities.

- Use special landscape treatments to
identify and reinforce community and
neighborhood entry areas.

- Promote seasonal visual interest at
major neighborhood focal points by
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using flowers and ornamental shrubs,
trees, etc.

- Select low-maintenance landscape
materials for common areas not likely
to receive consistent maintenance.

—Proteetselar—aceess—to-butdines—when
: o Land 3

«  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.

- Use special lighting techniques, such as
up-lighting, to accentuate primary entry
plazas and high-image architectural
elements.

«  Site Furnishings/Walls and Minor

Structures

- Use concrete or masonry walls in
conjunction with building style and
materials for screening and
grade-change accommodation.

- Avoid long, 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 use of residents.

- Provide outdoor seating, some covered,
at major on-site activity areas.

- Provide hard surfaced recreational areas
on-site (e.g., tennis courts, play courts,
pool-side areas, etc.).

Mixed Use Criteria
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Site Planning

General

- Integrate new  development with
existing and future adjacent land uses
appropriately; locating it within cores
and near mass transit access points with
quality pedestrian access.

- Select type and scale of commercial
office_uses within each development
which will serve local area needs.

- Plan development using
reasonably- scaled architectural masses,
which relate positively to site and
adjacent use conditions through siting,
setbacks and landscaping.

- Provide appropriate level, scale and
location of support services/facilities

(e.g.. convenience commercial)
integrated into overall architectural
design.

- Provide  pedestrian  linkages  to
community-wide amenity areas,
services and facilities.

- Consider potential highway noise
impacts in community, neighborhood
and dwelling unit design.

- Use green building techniques in
planning and design.

- Provide a quality visual image to all
(off-site) public views, as the structures
will be considered an area-wide visual
amenity.

- Take care in siting tall structures to
avoid (sun) shading of structures on
adjacent lots.

- Use criteria for shared parking and
open space between uses in _site
development, if feasible.

- Preserve or recover and record
significant heritage resources.

Access/Roads/Parking

- Provide adequate, safe auto access into
the site from appropriate level
roadways.

- Minimize  natural site  amenity
disturbance (e.g., quality trees, streams,
etc.) through sensitive street/parking
design/construction.

- Segregate resident and service entry
areas; provide adequate area for
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service/emergency vehicle access and
operation.

- Use structured parking whenever
possible: integrate parking decks into
overall building architecture.

- Segregate service and maintenance
drives and parking areas from customer
entry and parking zones.

- Establish distinct utility and
landscaping corridors within _street
rights-of-way and parking areas.

- 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 drive dimensions,
etc.

Open Space/Community Facilities

Buffers

- Integrate natural open space amenities
into overall site plan development.

- Provide a continuous pedestrian/open
space system linking on- and off-site
activity nodes.

- Provide courtyard, park and
recreational areas/facilities for use of
residents; link to the open space
system.

- Design safe on-site pedestrian systems
and crossings at roads.

- Consider inclusion of
neighborhood-level facilities as part of
a mixed-use program for neighborhood
centers (e.g., recreation uses and small
commercial, office and service uses,
ete.)

- Use natural (especially wooded) open
space corridors/areas as transition ones,
visual amenities and buffers.

- Integrate on-site service and amenity
features into overall functional and
design scheme.

- Use 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.

- Use architectural elements (walls,
buildings, etc.) as visual and roadway
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noise buffers.

« Utility/Service Areas

- Use 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 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

+  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.

- Create interest through sensitive
detailing and use of basic geometric
forms for commercial structures.

- Use varied setbacks to  create
interesting architectural (mass)
relationships to the street.

- Integrate architectural masses/forms
into natural topography of site.

+  Functional Relationships/Facade Treatment

- Select and site appropriate building

types  with  respect to  natural
topography.

- Segregate primary building entries
from service-type entries.

- 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

144




ATTACHMENT 1

of architectural facade materials for
each building, but avoid monolithic
facade treatments.

Establish architectural theme

consistency.
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 Design

- Landscaping

Preserve existing quality vegetation to

the greatest extent possible, integrating
1t into new designs.
Restore disturbed areas to a visually

appealing landscape character through
landscape architectural treatment.
Provide street trees along all roadways

and shade trees in parking areas; use
consistent  species  groupings _ to
reinforce development character.

Provide well-landscaped special use

areas for neighborhood residents (e.g.,
pool areas, parks, etc.).
Use 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.
Locate street trees along roadways and

parking areas in landscape corridors
away from underground utilities.
Use special landscape treatments to

identify and reinforce 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 likely
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to receive consistent maintenance.

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).

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.
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.

Use special lighting techniques, such as

up-lighting, to accentuate primary entry
plazas and high-image architectural
elements.

Ensure  neighborhood  architectural

theme and light fixture style
consistency.

Site Furnishings/Walls and Minor

Structures

Use concrete or masonry walls in

conjunction with building style and
materials for screening and
grade-change accommodation.

Use materials which relate to the

proposed function of the fence or wall
(e.g., solid for privacy).
Use wall and fence materials and style

consistent with the development’s
architectural materials and style.
Avoid long, 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 use of residents.
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- Provide outdoor seating, some covered,
at major on-site activity areas.

- Provide hard surfaced recreational areas
on-site.

- 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 (E}xiﬁﬁ"q
types to a minimum on any single )
building facade. MAJOR. COWEc0R] ROMD

- Carry all attached facade materials Nei

(such as wood siding) down to a C“’
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
of architectural facade materials for

each building.
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Commercial/Low Density Office
and Neighborhood Center Criteria
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Site Planning

«  General

- Integrate new development with
existing and future adjacent land 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.

- Use criteria for shared parking and
open space between uses in site
development, if feasible.

- Provide pedestrian linkages to
residential neighborhoods and
community-wide amenity areas,
services and facilities.

- Use
eriterfagreen building techniques in
planning and design.

- Preserve or recover and record
significant heritage resources.

+ Access/Roads/Parking
- Provide adequate, safe auto access into
the center from appropriate-level
roadways.
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Provide well-screened off-street
parking areas for customers; keep these
parking lots in scale with the
development and neighborhood.
Minimize  natural  site  amenity
disturbance (e.g., 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.

Consider inclusion of
neighborhood-level facilities as part of
a mixed-use program for neighborhood
centers (e.g., recreation uses and small
commercial, office and service uses,
etc.)

Design safe pedestrian systems on-site;

theotporate——handicapped-aeeess
elements;—such—as—ramps;—into—system
Use natural (especially wooded) open

space corridors/areas as transition
areas, visual amenities and buffers.

Buffers

Use varying scales and arrangement 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.
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- Use architectural elements (walls,
buildings, etc.) as visual and roadway
noise buffers.

- Utility/Service Areas

- Use 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

+ Scale/Mass/Form

- Provide general consistency between
neighborhood residential unit scale and
proposed  neighborhood/commercial/
office complex scale.

- Create interest through sensitive
detailing and use of basic geometric
forms for commercial structures.

- Use varied building facade setbacks to
create interesting architectural (mass)
relationships to the street.

- Cluster buildings around courtyard-like
areas to reinforce neighborhood scale.

+  Functional Relationships/Facade Treatment

- Select and site appropriate building

types with respect to  natural
topography.

- Use 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.

- Use similar architectural materials
within the center development.
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Landscape Architectural Design

. Landscapmg
Preserve existing quality Vegetatlon to
the 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 and
parking areas in landscape corridors
away from underground utilities.

- Use special landscape treatments to
identify and reinforce the center's entry
areas.

- Use 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 neighborhood focal points by
using flowers and ornamental shrubs,
trees, etc.

_ Select low-maintenance landscape
materials for areas not likely to receive
consistent maintenance.

—Proteetselar—aceess—tobutdines—when

+  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).

- 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 wuse of temporary
commercial advertising signs; do not
use movable signs with flashing lights
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along street edges.

- Ensure neighborhood architectural
theme and light fixture style
consistency.

« Site Furnishing/Fencing/Walls/Minor

Structures

- Use materials which relate to the
proposed function of the fence or wall
(e.g., solid for privacy).

- Use wall and fence materials and style
consistent with the center's architectural
materials and style.

- Avoid long, monotonous solid wall or
fence lines 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
of architectural facade materials for
each building.

Commercial/Campus Style Office
Park Criteria

Site Planning

+  General

- Integrate new development with
existing and future adjacent land uses
appropriately.

- Plan development in  relatively
large-scaled tracts to assure substantial
open space provision.

- 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 convenience commercial)
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to serve employees/businesses locally.

- Use energy——conservation-based éeo‘r ish of visibar(p), auficv‘a(lr
eritertagreen building techniques in | m.d ?;hw&@;) UM wm.g )
planning and design.

- Preserve or recover and record
significant heritage resources.

Access/Roads/Parking

- Provide adequate, safe auto access into
the development from appropriate-level
roadways.

- Use a hierarchical system of internal
drives and roadways; do not access
parking directly onto major collector
roads.

- Minimize natural site = amenity
disturbance (e.g., quality trees, streams,
etc.) through sensitive road, building
and parking design/construction.

- Provide well-screened off-street
parking areas for employees/visitors.

- Road alignments 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
landscaping corridors within street
rights-of-way and parking areas.

- Segregate service, maintenance and
loading zones from employee/visitor
vehicle areas.

‘ ot office buildings,

- Provide a well-landscaped 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.
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- Provide a continuous pedestrian/open
space system linking activity nodes
internally and externally.

- Design safe pedestrian  system

crossings at roads;——provide

_ Use natural (especially wooded) open
space corridors/areas as transition
zones, visual amenities and buffers.

+ Buffers

- Use 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.

- Use existing vegetation masses along
with earth berms and architectural walls
as visual and roadway noise buffers.

- Utility/Service Areas

- Use 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; 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 chergy systems

; . s ;
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Architectural Design

. 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.

- Use varied building/facade setbacks to
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create interesting architectural (mass)
relationships to the street.

- Cluster buildings around courtyard-like
amenity areas to create a strong sense
of arrival for pedestrians.

- Buildings with large-area structural
modules should be located on flat or
gently sloping sites only.

+  Functional Relationships/Facade Treatment
- Select and site appropriate building
types with respect to natural
topography.
- Segregate primary building entries
from service-type entries.

treatment:

- Establish architectural theme
consistency throughout each office
complex.

- Use 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 materials for
each building or building cluster.

Landscape Architectural Design

« Landscaping

- Preserve existing quality vegetation to
the 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.
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Locate street trees along roadways in
landscape  corridors away  from
underground utilities.

Use special landscape treatments to
identify and reinforce major office park
and site entry areas.

Use 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 wusing flowers and ornamental
shrubs, trees, etc.

Select low-maintenance landscape
materials for areas not likely to receive
consistent  maintenance;  maintain
landscape materials in all entry and
streetscape areas.

; e Xl

Site Furnishings/Signing and Lighting

Provide a 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 commercial
office signs on-site and on building
facades; all buildings within a
development should reflect consistent
signing criteria adherence.

Provide design guidelines for all
commercial signing within the office
campus development, including
temporary advertising, construction and
informational signing.

Provide special site entry area and
identification sign lighting.

Ensure development-wide architectural
theme and light fixture style
consistency.

Provide individual building entry zone
and corporate name/logo illumination
lighting.
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« Site Furnishing/Fencing/Walls/Minor

Structures

- Use walls as architectural linkage
elements between related but separate
buildings, when possible.

- Use materials which relate to the
proposed function of the fence or wall
(e.g., solid for privacy).

- Use wall and fence materials and style
consistent with each development's
architectural materials and style.

- Avoid long, monotonous solid walls or
fence lines by using jogs or setbacks for
visual interest.

- Outdoor utility sheds/buildings should
relate to building architecture and style.

- Provide walled enclosures to screen
outdoor storage/service/refuse
(dumpster) areas.

Research and Development/Utility
and Light Industrial Criteria

Site Planning

«  General

- Consider appropriateness of each
particular use to the image/environment
of the Fairfax Center Area.

- Integrate new development with
existing and future adjacent land uses
appropriately.

- Plan development in relatively
large-scale tracts to assure substantial
open space provision, especially for
buffering.

- Establish a strong sense of identity for
each development.

- Locate utility uses (such as power
substations, water pump stations and
waste water treatment plants) away
from conflicting land uses, if feasible.

- Provide pedestrian linkages to
community-wide amenity areas,
neighborhood services and facilities, as
needed.

- Use
eriterfagreen building techniques in
planning and design.

- Preserve or recover and record
significant heritage resources.

« Access/Roads/Parking
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- Provide adequate, safe auto and truck
access into the development from
appropriate level roadways.

- Use a hierarchical system of internal
roadways; do not access
parking/service areas directly from
major collector roads.

- Minimize natural site  amenity
disturbance (e.g., quality trees, streams,
etc.)  through  sensitive  utility
right-of-way, road, building and
parking design/construction.

- Road alignments should reinforce
development quality and scale; avoid
long, straight, monotonous street
layouts.

- Provide off-street, screened parking
areas for special vehicle parking/
storage (e.g., maintenance vehicles,
trailers, utility equipment, etc.).

- Establish distinct utility and
landscaping corridors within street
rights-of-way and parking areas.

- Segregate service, utility equipment,
maintenance and loading zones from
employee/visitor vehicle areas.

Oricnt roadways 10 maximize southern
I : Feo/industial

- Reduce impervious surfaces (roads,
parking, buildings, etc.) through use of
cluster design techniques.

- Adhere to existing Fairfax County

development standards for minimum

parking, loading and driveway space

requirements.

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 ~when
possible;  use  handicapped-access
design criteria.

- Use natural (especially wooded) open
space corridors/areas as transition
zones, visual amenities and buffers.

- Use utility right-of-way corridors as
potential pedestrian systems.
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Buffers

Provide safety fencing or walls around
potentially dangerous service, industrial
or utility uses.

Use 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, utility equipment and
parking zones.

Make special efforts to screen utility
complexes from public view; consider
off-site visual impact of tall utility
structures in design and siting of such
elements.

Utility/Service Areas

Use 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; screen utility substations
and service areas from public view.
Provide for safe on-site storage and
off-site disposal of refuse or wastes
generated by research and
development, industrial or utility uses.

Architectural Design

« Scale/Mass/Form
- Provide general consistency in
architectural scale  within  each

development cluster.
Create quality architectural statements
through the use of basic geometric

forms reflecting each  building's
function.

- Use varied building setbacks to create
interesting architectural (mass)

relationships to the street.

Cluster buildings around courtyard-like
areas to reduce overall visual impact of
large scale architectural masses.
Buildings with large floor module
needs should be located on flat or
gently sloping sites.

Functional Relationships/Facade Treatment

(gl ubiged on
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- Select and site appropriate building
types with respect to natural
topography.

- Segregate primary building entries
from service-type entries, when
applicable.

- Use similar architectural materials
within a given cluster of buildings.

- Keep architectural facade material
types to a minimum on any single
structure.

- 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.

- Consider the use of special paint and
graphic treatment to industrial and
utility structures and elements (e.g.,
super graphics or color coded utility
tanks, pipes and structures).

- Carefully select and restrict the variety
of architectural facade materials for
each building or structure.

Landscape Architectural Design

. Landscapmg
Preserve existing quality Vegetatlon to
greatest extent possible, integrating it
into new designs.
- Restore disturbed areas to a visually
appealing landscape character through
landscape architectural treatment.

« Site Furnishing/Fencing/Walls/Minor

Structures

- Use walls and fences as unifying
architectural elements between related,
but separate, buildings when possible.

- Use materials which relate to the
proposed function of the fence or wall.

- Provide adequate safety fencing or
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walls around industrial or utility uses,
as needed.

- Use wall or fence materials and style
consistent with building architectural
materials and style.

- Avoid long, monotonous solid walls or
fence lines 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 utility/storage/service areas.

- Provide shade trees in parking lots; use
consistent ~ species  groupings  to
reinforce development character.

- Locate street trees along roadways in
landscape  corridors away  from
underground utilities.

- Use special landscape treatments to
identify and reinforce major
development entry areas.

- Use 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 focal points by using flowers and
ornamental shrubs, trees, etc.

- Select low-maintenance landscape
materials for areas not likely to receive
consistent maintenance.

—Proteetselar—aceess—tobutdines—when

Site Furnishings/Signing and Lighting
Provide a well-designed signage system
to identify buildings and direct safe
vehicular and pedestrian movement
throughout the development.

- Provide well-designed entry signs at
major auto/pedestrian entry areas.

- Provide design guidelines for all
commercial/industrial signing within
the development, including temporary,
advertising, construction and
information signing.

- Provide roadway and pedestrian
lighting  systems  consistent  in
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style/intensity ~ with each  system
hierarchy.

Ensure on-site architectural theme and
light fixture style consistency; use
simple, functional lighting design.
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Proposed Plan Text Updates — Fairfax and Bull Run Planning Districts

Staff recommends the Comprehensive Plan be modified as shown below. Text proposed to be
added is shown as underlined and text proposed to be deleted is shown with a strikethrotgh.

MODIFY FIGURE: Fairfax County Comprehensive Plan, 2013 Edition, Area III, Bull Run
Planning District, as amended through 9-20-2016, “Countywide Transportation
Recommendations, Bull Run Planning District,” Figure 2, page 6:

B U LL RU N PLAN NI N G DISTRICT ENHANCED PUBLIC TRANSPORTATION
OVERVIEW gng_II;IDOR (SEE AI;.EA PLAN OVERVIEW

\ S

DULLES INTERN/ATIDNAL AIRPORT

3 I =
4 N i

ENHANCED PUBLIC TRANSPORTATION
‘CORRIDOR (SEE AREA PLAN OVERVIEW
TEXT)

4

-
y

VIRGINIA BYWAY:

TRI-COUNTY y
PARKWAY \ l

MANASSAS NATIONAL
BATTLEFIELD PARK
BYPASS

1-66 IS AN ENHANCED PUBLIC
TRANSPORTATION CORRIDOR

SEE TEXT.

SEE BULL RUN PLANNING DISTRICT PLANNING SECTORS
FOR COLLECTOR S$TREET RECOMMENDATIONS
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MODIFY FIGURE: Fairfax County Comprehensive Plan, 2013 Edition, Area III, Fairfax
Planning District, as amended through 9-20-2016, “Bull Run Planning District, Assisted
Housing,” Figure 3, page 8:

Modify the below table to add facilities as follows:

FIGURE 3
BULL RUN PLANNING DISTRICT
ASSISTED HOUSING
(Occupied or Under Construction, as of October 2004)
Number of

Planning  Assisted Type of Ownership
Location Sector Units And Program
Rental Projects
Fair Lakes BR4 6 Private/ADU Rental Program
East Market BR4 4 Fairfax County Rental
Hanley Shelter and BR7 25 beds
Kate’s House 6

MODIFY FIGURE: Fairfax County Comprehensive Plan, 2013 Edition, Area III, Bull Run
Planning District, as amended through 9-20-2016, “Bull Run Planning District, Existing Public
Facilities,” Figure 6, pages 17-18:

Modify the below sector as follows:

FIGURE 6
BULL RUN PLANNING DISTRICT
EXISTING PUBLIC FACILITIES

Schools Libraries  Public Safety Human Services Public Utilities Other Public
Facilities
BR7 Willow Animal Shelter, Girls’ and Boys’ 1-66 Transfer Bus-Operations
Springs DVS West Ox Probation Homes Station, at-the Former
Elem. Maintenance Recycling Drop- Camp-30-(VA)
Facility, Fire off Facility, siteWMATA
Training, Police Lechigh Village Bus Operations
Heliport Conservation Facility
Area Pumping
Stations *VDOT Maint.
Yard

Virginia Police
Headquarters,
PSTOC
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DELETE: Fairfax County Comprehensive Plan, 2013 Edition, Area III, Bull Run Planning
District, as amended through 9-20-2016, Overview, Public Facilities, Recommendation #3, page
19:

“2. Provide a day support program for mental health, in a commercial or industrial area, in the
Bull Run Planning District.

Note: Subsequent recommendations will be renumbered.
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MODIFY FIGURE: Fairfax County Comprehensive Plan, 2013 Edition, Area III, Bull Run
Planning District, as amended through 9-20-2016, “Transportation Recommendations, BR3 —
Flatlick Community Planning Sector,” Figure 20, page 57:

BR3 - FLATLICK COMMUNITY PLANNING SECTOR

SEE MAP ENLARGEMENT FOR PRIMARY HIGHWAY SERVICE DRIVE ORDINANCE ENHANCED PUBLIC TRANSPORTATION CORRIDOR
DETAILS IN THIS AREA REQUIREMENT (SEE AREA PLAN OVERVIEW TEXT)  (SEE AREA PLAN OVERVIEW TEXT)

PRIMARY HIGHWAY SERVICE DRIVE ORDINANCE
VIRGINIA BYWAY REQUIREMENT (SEE AREA PLAN OVERVIEW TEXT)

SEE FAIRFAX CENTER AREA FOR
ENHANCED PUBLIC TRANSPORTATION CORRIDOR MORE DETAIL
(SEE AREA PLAN OVERVIEW TEXT)

N
Miles
TRANSPORTATION RECOMMENDATIONS LEGEND 0 1 2
ARTERIAL COLLECTOR
LOCAL (ﬂ) FULL INTERCHANGE IMPRQVEMENT
- — e 4= WIDEN OR IMPROVE EXISTING ROADWAY — (FTUDY.REQUIRED)
[p— = CONSTRUGT ROADWAY ON NEW LOCATION PARTIAL INTERCHANGE IMPROVEMENT

24681012 TOTAL NUMBER OF LANES, INCLUDING HOV LANES
(COLLECTOR/LOCAL GROSS SEGTIONS TO BE
FINALIZED DURING PROCESS OF REVIEWING
PLANS FOR PROPOSED DEVELOPMENT)

PROPOSED HIGHWAY OVERPASS

PROPOSED HIGHWAY UNDERPASS

0l

EXISTING PROPOSED
m m METRORAIL STATION PROPOSED CUL-DE-SAC
‘ P ‘ (p;, COMMUTER PARKING LQT d RAIL TRANSIT OR BUS RAFID TRANSIT (BRT)
TRANSIT TRANSFER CENTER (NO PARKING) PLANNING SECTOR OR DISTRICT OR DEVELOPMENT CENTER
COMMUTER RAIL STATION
@\. RAIL STATION NOTE: IMPROVEMENTS TO ARTERIAL FACILITIES SUBJECT TO COMPLETION OF CORRIDOR
v STUDIES. SEE DISCUSSION IN AREA PLAN OVERVIEW TEXT. FINAL ALIGNMENTS
SUBJECT TO GOMPLETION OF APPROPRIATE ENGINEERING STUDIES.
(} O ‘ ‘ HIGH OCGUPANCY VEHICLE LANES

HOV LANES TO BE CONSIDERED IN PROJECT DEVELOPMENT. HOV LANES TQ BE
OBE3C EEEEI  HIGH OCCUPANCY TOLL LANES PROVIDED IF WARRANTED BASED ON DEMAND FORECASTS AND CORRIDOR STUDY.

165



ATTACHMENT 1

MODIFY FIGURE: Fairfax County Comprehensive Plan, 2013 Edition, Area III, Bull Run
Planning District, as amended through 9-20-2016, “Transportation Recommendations, BR4 —
Stringfellow Community Planning Sector,” Figure 24, page 64:

BR4 - STRINGFELLOW COMMUNITY PLANNING SECTOR

SEE MAP ENLARGEMENT

PRIMARY HIGHWAY SERVICE DRIVE ORDINANCE
REQUIREMENT (SEE AREA PLAN OVERVIEW TEXT)

ENHANCED PUBLIC TRANSPORTATION CORRIDOR
(SEE AREA PLAN OVERVIEW TEXT)

N
Miles
[ —
TRANSPORTATION RECOMMENDATIONS LEGEND 0 0 5 1
ARTERIAL COLLEGTOR .
LOCAL ) FULL INTERCHANGE IMPROVEMENT
— — o= 4 === WIDEN OR IMPROVE EXISTING ROADWAY e {STUDY REQLIRED)
- mmiEEms  CONSTRUCT ROADWAY ON NEW LOCATION PARTIAL INTERCHANGE IMPROVEMENT

24681012 TOTAL NUMBER OF LANES, INCLUDING HOV LANES
{COLLECTOR/ LOCAL CROSS SECTIONS TO BE
FINALIZED DURING PROCESS OF REVIEWING
FLANS FOR PROPOSED DEVELOPMENT)

PROPOSED HIGHWAY OVERPASS

EXISTING PROPOSED PROPOSED HIGHWAY UNDERPASS

[M]
G
[T]

METRORAIL STATION PROPOSED CUL-DE-SAC

COMMUTER PARKING LOT

Hig)e

RAIL TRANSIT OR BUS RAPID TRANSIT (BRT)

T TRANSIT TRANSFER CENTER (NO PARKING) PLANNING SECTOR OR DISTRICT OR DEVELOPMENT CENTER
COMMUTER RAIL STATION
‘ ® RAIL STATION NOTE: IMPROVEMENTS TO ARTERIAL FAGILITIES SUBJECT TO COMPLETION OF CORRIDOR
s STUDIES. SEE DISCUSSION IN AREA PLAN OVERVIEW TEXT. FINAL ALIGNMENTS
SUBJECT TO COMPLETION OF APPROPRIATE ENGINEERING STUDIES.
0 O ’ ’ HIGH OCCUPANCY VEHICLE LANES

HOV LANES TO BE CONSIDERED IN PROJECT DEVELOPMENT. HOV LANES TO BE
DDE]E ..l.l HIGH OCGUPANCY TOLL LANES FROVIDED IF WARRANTED BASED ON DEMAND FORECASTS AND CORRIDOR STUDY.
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MODIFY FIGURE: Fairfax County Comprehensive Plan, 2013 Edition, Area III, Bull Run
Planning District, as amended through 9-20-2016, “Transportation Recommendations, BR7 —
Braddock Community Planning Sector,” Figure 37, page 90:

BR7 - BRADDOCK COMMUNITY PLANNING SECTOR

ENHANCED PUBLIC TRANSPORTATION CORRIDOR

(SEE AREA PLAN OVERVIEW TEXT)

SEE FAIRFAX CENTER AREA FOR MORE DETAIL

VAAS VINIDHIA

oy

AN
B ‘ﬁ‘ 1

ARTERIAL

- —

EXISTING

m
(F]
IT]

¢ ¢

EEEDE

COLLECTOR
LOCAL

— —
-

24681012

PROPOSED

PRIMARY HIGHWAY SERVICE DRIVE ORDINANCE
REQUIREMENT (SEE AREA PLAN OVERVIEW TEXT)

TRANSPORTATION RECOMMENDATIONS LEGEND

WIDEN OR IMPROVE EXISTING ROADWAY

CONSTRUCT ROADWAY ON NEW LOCATION
TOTAL NUMBER OF LANES, INCLUDING HOV LANES

(COLLECTOR/LOCAL CROSS SECTIONS TO BE
FINALIZED DURING PROCESS OF REVIEWING
PLANS FOR PROPOSED DEVELOPMENT)
METRORAIL STATION
COMMUTER PARKING LOT
TRANSIT TRANSFER CENTER (NO PARKING)
COMMUTER RAIL STATION

RAIL STATION

HIGH OCCUPANCY VEHICLE LANES

HIGH OCCUPANCY TOLL LANES

NOTE:

Miles

0 0.5 1

FULL INTERCHANGE IMPROVEMENT
{STUDY REQUIRED)

PARTIAL INTERCHANGE IMPROVEMENT

PROPOSED HIGHWAY OVERPASS

PROPOSED CUL-DE-SAC

=~
—
()  PROPOSED HIGHWAY UNDERPASS
A

'

RAIL TRANSIT OR BUS RAPID TRANSIT (BRT)

PLANNING SECTOR OR DISTRICT OR DEVELOPMENT CENTER

IMPROVEMENTS TO ARTERIAL FACILITIES SUBJECT TO COMPLETION OF CORRIDOR
STUDIES. SEE DISCUSSION IN AREA PLAN OVERVIEW TEXT. FINAL ALIGNMENTS
SUBJECT TO COMPLETION OF APPROPRIATE ENGINEERING STUDIES.

HOV LANES TO BE CONSIDERED IN PROJECT DEVELOPMENT. HOV LANES TO BE
PROVIDED IF WARRANTED BASED ON DEMAND FORECASTS AND CORRIDOR STUDY.
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MODIFY FIGURE: Fairfax County Comprehensive Plan, 2013 Edition, Area II, Fairfax
Planning District, as amended through 9-20-2016, “Countywide Transportation
Recommendations, Fairfax Planning District,” Figure 2, page 5:

FAIRFAX PLANNING DISTRICT
OVERVIEW HUNTER MILL ROAD SEE MERRIFIELD

IS A VIRGINIA BYWAY SUBURBAN CENTER
FOR RECOMMENDATIONS

WIDEN EXISTING

ENHANCED PUBLIC
OVERPASS TO
4 LANES TRANSPORTATION CORRIDOR
ENHANCED PUBLIC TRANSPORTATION CORRIDOR (SEE AREA PLAN OVERVIEW TEXT)

(SEE AREA PLAN OVERVIEW TEXT)

A CORRIDOR STUDY MUST BE DONE BEFORE
ADDING LANES IN THE PLAN FOR LITTLE RIVER

TURNPIKE, BRADDOCK ROAD EAST OF ROUTE 123 N
AND ROUTE 123 SOUTH OF FAIRFAX CITY
SEE FAIRFAX PLANNING DISTRICT PLANNING SECTORS

FOR COLLECTOR STREET RECOMMENDATIONS

Miles
TRANSPORTATION RECOMMENDATIONS LEGEND o 2 4
ARTERIAL COLLECTOR
LOCAL M FULL INTERCHANGE IMPROVEMENT
= § m==  WIDEN OR IMPROVE EXISTING ROADWAY b (STUDY REQUIRED)
L 1L 1] CONSTRUCT ROADWAY ON NEW LOCATION O PARTIAL INTERCHANGE IMPROVEMENT
24884012  TOTAL NUMBER OF LANES, INCLUDING HOV LANES
(COLLECTOR/ LOGAL GROSS SECTIONS TO BE — PROPOSED HIGHWAY OVERPASS
FINALIZED DURING PROCESS OF REVIEWING 4 b
PLANS FOR PROPOSED DEVELOPMENT)
ST SRR ()  PROPOSED HIGHWAY UNDERPASS
m @ METRORAIL STATION ] PROPOSED CUL-DE-SAC
P| (P) COMMUTER PARKING LOT -'-( RAIL TRANSIT OR BUS RAPID TRANSIT (BRT)
T 1\1'7 TRANSIT TRANSFER CENTER (NO PARKING) PLANNING SECTOR OR DISTRICT OR DEVELOPMENT CENTER
COMMUTER RAIL STATION
® RAIL STATION NOTE: IMPROVEMENTS TO ARTERIAL FACILITIES SUBJECT TO COMPLETION OF CORRIDOR
STUDIES. SEE DISCUSSION IN AREA PLAN OVERVIEW TEXT. FINAL ALIGNMENTS
SUBJECT TO COMPLETION OF APPROPRIATE ENGINEERING STUDIES.
(} 0 ’ . HIGH OGCUPANCY VEHICLE LANES
HOV LANES TO BE CONSIDERED IN PROJECT DEVELOPMENT. HOV LANES TO BE
[ [ g BEEEI HIGH OCCUPANCY TOLL LANES

PROVIDED IF WARRANTED BASED ON DEMAND FORECASTS AND CORRIDOR STUDY.
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MODIFY FIGURE: Fairfax County Comprehensive Plan, 2013 Edition, Area II, Fairfax
Planning District, as amended through 9-20-2016, “Fairfax Planning District, Assisted Housing,”

Figure 3, page 7:

Modify the below table to add facilities as follows:

FIGURE 3
FAIRFAX PLANNING DISTRICT
ASSISTED HOUSING
(Occupied or Under Construction, as of October 2004)
Number of
Planning  Assisted Type of Ownership
Location Sector Units And Program
Rental Projects
Preserve-atGovernmentCenter  F5 52 Private/ADU Rental Program
The Edge at Fairfax Corner,
Oakdale Crescent Court
Camden Monument Park F5 18 Private/ADU Rental Program
Gables Centerpointe E5 17 Private/ADU Rental Program
Ragan Oaks E5 51 Public Housing
Legato Road
Archstone Fairchase F5 42 Private/ADU Rental Program
Legato Corner F5 13 Fairfax County Rental
40 Private/ADU Rental Program
Fair Oaks Landing F5 4 Fairfax County Rental
Residences at the Government F5 270 Public/private partnership
Center serving households earning up to
60 AMI
Coan Pond Residences E5 20 Fairfax County Rental (Working
Pender Drive Singles)
Fairfax Corner (Bays 2 and 3) F5 18 Private/ADU Rental Program
24 Private/WDU Program
The Edge at Fairfax Corner F5 52 Private/ADU Rental Program
Charleston Square F5 1 Fairfax County Rental
Westcott Ridge E5 10 Fairfax County Rental
Ridgewood by Windsor E5 16 Private/ADU Rental Program
24 Private/WDU Program
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MODIFY FIGURE: Fairfax County Comprehensive Plan, 2013 Edition, Area II, Fairfax
Planning District, as amended through 9-20-2016, “Fairfax Planning District, Existing Public
Facilities,” Figure 6, pages 14-15:

Modify the below sector as follows:

FIGURE 6
FAIRFAX PLANNING DISTRICT
EXISTING PUBLIC FACILITIES

Schools Libraries  Public Safety Human Services Public Utilities Other Public
Facilities

F5 County Admin. - Housing and (2) Sewer
Government Community Pumping
Center, Herrity Development Stations,
Building Admin., FCWA Fair
Community Pennino Building Oaks Pumping
Development Human Services Station
Center, Center, Mental

Fairfax Center Health-Services-

Fire Station-Site AdminMental
Retardation
Adult Care
Residence for
Persons with
Mental Illness

MODIFY: Fairfax County Comprehensive Plan, 2013 Edition, Area II, Fairfax Planning
District, as amended through 9-20-2016, F4 — Fox Lake Planning Sector, Land Use, page 54:

“5. The Fairfax Farms subdivision should be retained as a low density residential area.
Residential development at a density of .1-.2, .5-1 and 1-2 dwelling units per acre is
appropriate as outlined in the recommendations for Land Unit €0 within the Fairfax Center
area text (see Area III Plan). Redevelopment to higher densities or intensities should not
occur. Infill of vacant lots in the subdivision and in adjacent areas should be compatible
with existing development in terms of use, intensity and dwelling unit type.

6.  The Penderbrook Golf Course is an amenity incorporated into the Penderbrook subdivision
as an area-wide public amenity. The golf course should be preserved, either as an
operating golf course or as passive green space in perpetuity should the privately-owned
operations cease. The development policies that apply to this subdivision and golf course
are contained in the Area III Plan, Land Unit BN of the Fairfax Center Area.”
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MODIFY FIGURE: Fairfax County Comprehensive Plan, 2013 Edition, Area II, Fairfax
Planning District, as amended through 9-20-2016, “Transportation Recommendations, F4 — Fox
Lake Community Planning Sector,” Figure 23, page 55:

ARTERIAL

- —

EXISTING

m <> )
H L0 BRI = |
=<

F4 - FOX LAKE COMMUNITY PLANNING SECTOR

HUNTER MILL ROAD
IS A VIRGINIA BYWAY

ENHANCED PUBLIC TRANSPORTATION CORRIDOR

(SEE AREA PLAN OVERVIEW TEXT)

TRANSPORTATION RECOMMENDATIONS LEGEND

COLLECTOR

LOCAL
— —
LI 1]

24681012

PROPOSED

M)
®

(‘f}

WIDEN OR IMPROVE EXISTING ROADWAY

CONSTRUCT ROADWAY ON NEW LOCATION

TOTAL NUMBER OF LANES, INCLUDING HOV LANES
(COLLECTOR/LOGAL CROSS SEGTIONS TO BE
FINALIZED DURING PROGESS OF REVIEWING
PLANS FOR PROPOSED DEVELOPMENT)

METRORAIL STATION

COMMUTER PARKING LOT

TRANSIT TRANSFER CENTER (NO PARKING)
COMMUTER RAIL STATION

RAIL STATION

HIGH OCCUPANCY VEHICLE LANES

HIGH OCCUPANCY TOLL LANES

WIDEN EXISTING OVERPASS TO 4 LANES

NOTE:

SEE MAP ENLARGEMENT
FOR DETAILS IN THIS AREA

N

A

Miles
0 1 2

( N FULL INTERCHANGE IMPROVEMENT
N (STUDY REQUIRED)

PARTIAL INTERCHANGE IMPROVEMENT

| —
7—=  PROPOSED HIGHWAY OVERPASS
()  PROPOSED HIGHWAY UNDERPASS

PROPOSED CUL-DE-SAC

RAIL TRANSIT OR BUS RAPID TRANSIT (BRT)

PLANNING SECTOR OR DISTRICT OR DEVELOPMENT CENTER

IMPROVEMENTS TO ARTERIAL FACILITIES SUBJECT TO COMPLETION OF CORRIDOR
STUDIES. SEE DISCUSSION IN AREA PLAN OVERVIEW TEXT. FINAL ALIGNMENTS
SUBJECT TO COMPLETION OF APPROPRIATE ENGINEERING STUDIES.

HOV LANES TO BE CONSIDERED IN PROJECT DEVELOPMENT. HOV LANES TO BE
PROVIDED IF WARRANTED BASED ON DEMAND FORECASTS AND CORRIDOR STUDY.
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MODIFY: Fairfax County Comprehensive Plan, 2013 Edition, Area II, Fairfax Planning
District, as amended through 9-20-2016, F7 — George Mason Planning Sector, Land Use, page
71:

“8.  The Chandler Grove neighborhood is primarily located in Sub-unit ¥2W?2 of the Fairfax
Center Area and is planned for residential use up to 3 du/ac, with an option for residential
use at 3-4 du/ac (See the Fairfax Center Area portion of the Area III Plan for guidance on
this area).”

MODIFY: Fairfax County Comprehensive Plan, 2013 Edition, Area III, Upper Potomac
Planning District, as amended through 9-20-2016, UP8 — Lee-Jackson Planning Sector, Land
Use, page 116:

“6. The former Murray Farms subdivision south of the Fairfax County Parkway, a portion of
which was—previeuslyis located within the suburban neighborhood portion of the Fairfax
Center Area Plan, is planned for residential use at 1-2 dwelling units per acre. The area,
which includes the Kensington Parc and Kensington Square neighborhoods, developed
under an option for residential use at 4-5 dwelling units per acre. A goal for redevelopment
of this area was to create a sense of community and coordinated and attractive residential
development on both sides of Rugby Road. This optional density was considered under the
following conditions:”
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Proposed Comprehensive Land Use Plan Map — Fairfax Center Area
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Adopted Comprehensive Land Use Plan Map — Fairfax Center Area
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THIS PAGE HAS BEEN INTENTIONALLY LEFT BLANK

176



ATTACHMENT 2

Table of Proposed Changes to Land Unit Organization — Fairfax Center Area

Current Sub-unit

Proposed Sub-unit

Al L1
A2 L2
A3 Cl
A4 C2
A5 C2
B N
Cl O1
C2 02
C3 03
D M
El D1 (east portion), E4 (west portion)
E2 D2 (majority), D3 (southern edge)
E3 E3
E4 D3
E5 D3
F1 P
F2 E2
G El
H1 El
H2 E1 (west portion), F (east portion)
I1 D3
12 D4 (majority), E1 (western edge)
I3 E1 (majority), F (southern edge)
14 D4 (north portion), F (south portion)
I5 A4
J1 A6
12 A2
I3 A3
J4 A5
J5 Al
K
L Q
M1 R1
M2 R2
M3 R3

Current Sub-unit

Proposed Sub-unit

N1 G

N2 G

N3 G

N4 G

O1 H1

02 H2

03 H3

04 H4

05 H5

06 H6

P1 B2 (west portion), I3 (east portion)

P2 B1 (west portion), I1 (east portion)

P I1 (NW portion), 12 (NE portion)., 13
(western edge), 14 (southern portion)

P4 14

Ql I1 (western edge), 12 (majority)

Q2 12

Q3 I1 (western edge), 12 (majority)

Q4 12

Q5 12 (northgm edge), 14 (west portion), I5
(east portion)

Q6 J1

Q7 J1 (west portion), J2 (east portion)

Q8 12

Q9 I3

Q10 J4

R1 S1

R2 S2
T

T

Ul \%!

U2 V2

V1 W1

V2 W2
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ATTACHMENT 3

Impact Analysis for Proposed Land Use Changes — Fairfax Center Area

Fair Oaks Church (Submission SS1)

Current and Proposed Plan

TMP Size Existing Use
561 ((1)) 11H 21.66 ac 74,174 SF
(943,674 SF) institutional use
Maximum Plan Proposed Plan
Recommendation |Current Plan Potential Proposed Plan Potential
institutional use u 142,000 SF residential use at .
P o 173 townhouse units
to .15 FAR institutional use 8 du/ac
Land Use

e The current institutional land use recommendation serves as a transition between
residential uses to the east and the industrial/public facility uses to the south and west.
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ATTACHMENT 3

The proposed density of 8 du/ac is consistent with the residential development to the east
in Sub-unit O2, which is also planned for residential use 8 du/ac. Any proposed site
layout should provide an opportunity for pedestrian connectivity to the adjacent
residential development.

Industrial and public facility uses are located to the south and west of the subject
property. These uses would not be compatible with the proposed residential development.
To mitigate this, a substantial buffer would be necessary along West Ox Road and the
southern edge of the property. Access should be oriented to Post Forest Drive so as to not
create a break in the buffering along West Ox Road.

Transportation

Trip Generation: The proposed plan would reduce the daily trips generated by the current
Plan recommendations for the site. Changes proposed would generate 258 fewer gross
daily trips compared with the current Plan recommendation. There is no change in the
AM peak hour trips, and the PM peak hour trips would increase by 16 trips.

Access: The site is adjacent to West Ox Road and Post Forest Drive. In 2013, the
intersection operated at an acceptable level of service, however, this LOS was not based
on current traffic count data.

Transit: This section of West Ox Road is served by Metro Bus Routes 1C and 2B, with
service to the Fair Oaks Mall and Vienna Metrorail Station. Post Forest Drive is served
by Fairfax Connector Routes 605, 621 and 623, connecting to Reston and the Vienna
Metrorail Station.

Pedestrian and Bicycle Facilities: West Ox Road has an existing trail adjacent to the site.
The Bicycle Network Plan Map recommends bicycle lanes along Post Forest Drive. The
proposed plan option recommends residential development, which requires quality bike
and pedestrian connections to regional bike/pedestrian facilities and local transit and bus
stops.

Parks and Recreation

The proposed land use scenarios would add approximately 467 new residents to the
Fairfax Center Area, which is deficient in park space and facilities. New residents will
increase the need for park space and recreational facilities. Impacts on park resources
and service levels would need to be mitigated through monetary and/or land contributions
to the Park Authority. Impacts to natural and cultural resource would need to be mitigated
through best practice design, protections, and restoration methods.

Half of the subject site is presently developed with for institutional uses, with much of the
remaining area undeveloped and wooded. Development of undisturbed areas has
potential for natural, archaeological, and historical resource impacts.

There is an opportunity to preserve the green corridor connection from this site south to
the Warhurst-Williams site (2016-I1I-FC1). Doing so will preserve a vital greenway
connection for both wildlife and pedestrians if a trail connection is included.
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Schools

e This land use scenario would yield a net increase of 77 students (44 elementary, 11
middle, and 22 high) over the current Plan recommendations. These students are in the
attendance areas of Eagle View Elementary, Lanier Middle, and Fairfax High School.

Staff Recommendation

e Residential use at 8 du/ac could be appropriate at this site as an extension of the
established development pattern to the east with the following conditions:
o There should be significant buffering to the industrial and public facilities uses to
south and west.
o Access to the site should be provided via Post Forest Drive, with the layout of the
site oriented to this access point.
o The green corridor connection to the southeast should be preserved.
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Pender Professional Center (Submission SS2)

Subject Property .;

Current and Proposed Plan

TMP Size Existing Use
46-3((1)) 18.07ac 76,577 SF office use
15A1,15C (787,024 SF) ’

ATTACHMENT 3

Maximum Plan

Current Plan

Proposed Plan —

Proposed Plan

Proposed Plan —

Proposed Plan

Recommendation Potential Option 1 Potential — Option | Option 2 Potential — Option
1 2

Office/institutional | 76,577 SF Residential use 88 townhomes Residential use 72 multifamily

use up to .25 FAR; office/institutional | at 6.8 du/acand | and 76,577 SF 11.15 du/ac dwelling units

option for 100 use* and 100 units | office/ office/institutional 42 stacked

units elderly elderly housing institutional use | use* townhomes

housing up to .25 FAR 88 townhomes

*Plan potential based on implementation of larger rezoning application that includes a larger portion of

Sub-unit A3

**Note: At the request of the property owner and the concurrence of the working group, these
scenarios are an update to the original scenarios that were tested in Spring 2016.
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Land Use

The area to the west of the subject property is planned for and developed with
townhouses at a density of 5 du/ac. Based on the existing development pattern, there
would not be an ability to connect the proposed residential development on the subject
property with the neighborhood to the west. Development on this site would be isolated
from any adjacent residential development, and would instead be oriented toward the rear
of the existing shopping center to the south.

The existing recommendation for elderly housing is a compatible use in this area;
however, conditions associated with the current recommendation have made it difficult to
implement.

The subject property is bordered on the east by an electrical substation, creating
compatibility concerns. Any residential development should provide a buffer to this
substation.

The current buffering recommendations within the Plan were developed as the result of
public input when the Plan was previously reviewed for this site.

Transportation

Trip Generation: Changes proposed in Plan Option 1 would generate 257 more gross
daily trips compared with the current Plan recommendation. The AM and PM peak hours
would both increase by 27 trips. Changes proposed in Plan Option 2 would generate 23
fewer gross daily trips compared with the current Plan recommendation. The AM peak
hour would decrease by 72 trips and the PM peak hour would decrease by 58 trips.
Access: The intersection of Lee-Jackson Memorial Highway and Fair Ridge Drive
provides full access to the site. The site can also be accessed from a right-in access point
from Lee-Jackson Memorial Highway, west of the Fair Ridge Drive intersection. Any
development on this site should focus its access on the intersection of Fair Ridge Drive
and Lee-Jackson Memorial Highway. The proposed changes in use should not negatively
impact access to the site. The new access point should be coordinated with the existing
office under Plan Option 1.

Transit: The Fairfax Connector 600 series routes run on Lee-Jackson Memorial Highway
in proximity to this site, but do not stop close enough to have a significant impact on
accessibility of the site. These routes stop at the full access intersection of Fair Ridge
Drive and Lee-Jackson Memorial Highway, approximately 2,000 feet from the subject
property. These routes connect the Vienna Metrorail Station to Chantilly and Franklin
Farm. Improvements to on-site bicycle and pedestrian circulation should be considered to
provide enhanced access to area transit.

Pedestrian and Bicycle Facilities: If the property is redeveloped, adequate inter-parcel
pedestrian connectivity to the nearby retail should be provided. Pedestrian walkways
connecting to Fair Ridge Drive should also be provided. The major increase in residents
from the residential uses in both Plan Options will require enhanced connections and
circulation and improvements to the bicycle and pedestrian network on the site.
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Environmental

e The western portion of the site contains Resource Protection Area (RPA), constraining
buildable area on this site.

Parks and Recreation

e The subject property currently consists of an office building, with half the site remaining
undeveloped and wooded. The proposed land use scenarios would add a maximum of
approximately 282 new residents to the Fairfax Center Area, which is deficient in park
space and facilities. New residents will increase the need for park space and recreational
facilities. Impacts on park resources and service levels would need to be mitigated
through monetary and/or land contributions to the Park Authority. Impacts to natural and
cultural resource would need to be mitigated through best practice design, protections,
and restoration methods.

e Development of undisturbed areas has potential for natural, archaeological, and historical
resource impacts.

Schools

e Option 1 would yield a net increase of 38 students (22 elementary, 5 middle, and 11 high)
over the current Plan recommendations. Option 2 would yield a net increase of 81
students (39 elementary, 11 middle, and 31 high) over the current Plan recommendations.
These students are in the attendance areas of Navy Elementary, Franklin Middle, and
Oakton High School.

Staff Recommendation

e Support residential density of 8-12 du/ac as an option to planned office use.

o Residential uses should be integrated with the nonresidential uses to the south
through the use of park and plaza spaces, building layout, and provision of
physical connections.

e Provide guidance for buffering to the north and west.
e Development should also provide a buffer to the electrical substation to the east.

184



ATTACHMENT 3

NRA (Submission SS3)

bt

Current and Proposed Plan

TMP Size Existing Use
46-4((1)) 143 ac .
20,232 SF office use
33A,33B (62,417 SF)
Maximum Plan Proposed Plan
Recommendation |Current Plan Potential Proposed Plan Potential
office use up to .50 31,000 SF office use museum use at 44,000 SF museum
FAR .70 FAR use
Land Use

e Museums are a special exception use within certain industrial zoning districts. The
subject property is currently zoned I-5, General Industrial District, which does not allow
for museums as a special exception use. Rezoning to a less intense industrial district, such
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as [-4, Medium Intensity Industrial District, would provide an opportunity for a museum
use with a special exception.

The Land Use Element of the Policy Plan encourages development in established areas
that is compatible with existing and/or planned land use and that is at a compatible scale
with the surrounding area and that can be supported by adequate public facilities and
transportation systems. This would be among the criteria used to evaluate a museum as a
special exception use on this site.

Transportation

Trip Generation: A change in land use from office to museum would result in a decrease
of trips. However, there are very few samples from which to draw comparison to in the
Institute of Transportation Engineers (ITE) Trip Generation Manual. Any transition to
museum use would need more consideration given to the possible changes in traffic
patterns in the area. Changes proposed would generate 416 fewer gross daily trips
compared with the current Plan recommendation. The AM peak hour would decrease by
63 trips and the PM peak hour would decrease by 105 trips.

Access: The main access to the subject property is from Waples Mill Road. While the trip
generation indicates that there would be a decrease in daily trips, more information about
how and when the museum would operate is needed to understand its transportation
impact.

Transit: This section of Waples Mill Road does not have transit services. Any new uses
on this site should consider how to implement additional transportation services and
investigate how they can provide better transportation options to their employees and
visitors, including possible shuttle service to and from the Vienna Metrorail Station.
Pedestrian and Bicycle Facilities: There are no planned bicycle facilities in proximity to
this site. However, museum uses generate trips that can be made during leisure time. If
this use is considered on the site, quality bike and pedestrian connections should be made
to the adjacent multimodal transportation network to facilitate visits to the museum by
non-motorized users.

Environmental

This area contains rock formations in which naturally occurring fibrous asbestos may
occur. Any future development on this site should detail how constraint will be mitigated.

Staff Recommendation

No site specific language is recommended, but guidance related to museums and cultural
centers as alternatives to office use should be added to areawide land use
recommendations for the Fairfax Center Area.
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Centerpointe Church (Submission SS4)

ATTACHMENT 3

TMP Size Existing Use
46-3((1)) 3.85ac 16,208 SF
45,46,47,48,49,50| (167,624 SF) institutional use

Current and Proposed Plan

Land Use

e The subject property is currently planned for office use at the overlay level, and is well-

Maximum Plan

Proposed Plan -

Proposed Plan

Proposed Plan -

Proposed Plan

Recommendation | Current Plan Potential Mid-level Potential - Mid-level High End Potential - High End
Itifamil Itifamil
office use up to 1.0 . . mu _t' amily . . . mu _tl amily o .
FAR 168,000 SF office | residential use up to [ 190 multifamily units | residential use up to |380 multifamily units
1.25 FAR 2.5 FAR
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located for this use within the core. However, this site is outside of the ¥4 mile radius of
the planned Metrorail station, where a substantial mix of office uses would be most
desired.

An intensity of 2.5 FAR, as proposed in the high-level land use scenario, is not consistent
with surrounding existing and planned uses in the core. Previous conversions of planned
office use to residential use within the core have been of similar development intensity to
current Plan recommendations; however, the proposed high-end intensity would more
than double the existing planned intensity for the subject property. If redevelopment of
the church is to occur prior to the extension of Metrorail, the mid-level intensity of 1.25
FAR would be more consistent with the existing residential development to the south and
west.

Transportation

Trip Generation

The two proposed plan potentials would have different impacts on trip generation, but both
would reduce number of trips generated in both AM and PM peak hour when compared to the
current plan.

Access

Transit

Mid-Level vs. Current Plan: Changes proposed would generate 672 fewer gross daily
trips compared with the current Plan recommendation. The AM peak hour would
decrease by 193 trips and the PM peak hour would decrease by 145 trips. This reduction
can be attributed to the change in land use from office to residential, as residential uses
generate fewer trips than office at the same level of density.

High-End vs. Current Plan: Changes proposed would generate an additional 479 gross
daily trips over the current Plan recommendation. However, there would be an overall
reduction in the AM and PM peak hour trips by 100 and 40, respectively. While the
number of trips generated decrease in the AM and PM peak hours, the trip patterns would
change. The AM peak hour outbound and PM peak hour inbound trips would increase
with a change from office to residential at a 2.5 FAR.

West Ox Road, Fair Lakes Parkway, Monument Drive, Legato Road, and the Fair Oaks
Mall Ring Road would all experience an increase in daily trips due to the increase in
intensity within the proposed high-end scenario for the Core Focus Area. Currently, all
the intersections adjacent to the independent sites are operating at an acceptable LOS for
the both the AM and the PM peak hours. Plan Amendment (PA) 2014-11I-FC2 (Fairfax
Towne Center) included a traffic analysis that shows that currently, the intersections on
West Ox Road, Monument Drive, and Fair Lakes Parkway, within the Core Focus Area,
operate at an acceptable Level of Service (LOS). Additional analysis would be required
to study the impact of the proposed land use intensity on these intersections' performance.

The core area is served by Fairfax Connector's 600 series and Metrobus services 1C and
2B. These routes provide service within the core area, and to and from the Vienna
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Metrorail Station during the week. Connections are also available to Reston, the City of
Fairfax, Oakton, and Merrifield.
The Fairfax County Transit Development Plan (TDP), adopted by the Fairfax County
Board of Supervisors on March 15, 2016, recommends additional services to this area.
o A new Connector Route 624 will open in approximately June 2016. This route
will serve Fair Lakes Parkway, Fair Lakes Boulevard, and West Ox Road, from
the Vienna Metrorail Station.
o The TDP recommends additional routes in the Fairfax Center Area, connecting
the Core Focus Area to the Franconia-Springtfield Metrorail Station and the
planned Herndon Metrorail Station.

Pedestrian and Bicycle Facilities

Planning and development within this area should accommodate and provide for planned
bicycle facilities and for safe bicycle connections with nearby retail, office complexes
and residential areas. The Fairfax County Bicycle Master Plan contains the following
recommendations for roadways in the vicinity of this site:

o Buffered bike lanes are recommended on West Ox Road, from Fair Lakes
Parkway to Franklin Drive. These lanes would supplement the existing trail along
West Ox Road, from Lee Highway to Monument Drive.

o Buffered bike lanes are recommended on Fair Lakes Parkway, from Stringfellow
Road to Monument Drive. There is an existing trail on Fair Lakes Parkway, from
Fair Lakes Circle to West Ox Road.

o Bike lanes are recommended on Monument Drive, from Fairfax County Parkway
to Government Center Parkway, with a shared use path extending from
Government Center Parkway to Lee Highway. The Fairfax County Trails Plan
recommends a minor paved trail on Monument Drive.

o Buffered bike lanes are recommended along Government Center Parkway.

The proposed land use scenario adds to a mix of uses in the core, including office, retail
and residential development. This combination of uses necessitates safe pedestrian
facilities in the area. The Fairfax County Trails Plan recommends major paved trails
along West Ox Road, Fair Lakes Parkway and Lee-Jackson Memorial Highway (Route
50). It also recommends a minor paved trail on Monument Drive. Pedestrian facilities
should have direct access to nearby trails and bus stops. There should be good interparcel
connectivity to expand the existing pedestrian network. Enhanced and safe pedestrian
crossings on Legato Road, and all access points, are also essential.

Parks and Recreation

Centerpointe Church proposes to redevelop its site to residential use that would add 412
to 825 new residents to the Fairfax Center Area, which is deficient in park space and
facilities. These new residents increase the need for recreational facilities. New residents
will increase the need for park space and recreational facilities. Impacts on park
resources and service levels would need to be mitigated through monetary and/or land
contributions to the Park Authority. Impacts to natural and cultural resource would need
to be mitigated through best practice design, protections, and restoration methods.
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e While some of the site has been developed, there are areas that remain relatively
undisturbed and forested. Development of undisturbed areas has potential for natural,
archaeological, and historical resource impacts.

Schools

e The mid-level land use scenario would yield a net increase of 62 students (37 elementary,
9 middle, 16 high) over the current Plan recommendations. The high-end land use
scenario would yield a net increase of 123 students (74 elementary, 17 middle, 32 high)
over the current Plan recommendations. These students are in the attendance areas of
Eagle View Elementary, Lanier Middle, and Fairfax High School.

Staff Recommendation

e Support an option for residential use at the Centerpointe Church site. As there is a near-
term interest in development at this site, development intensity should be consistent with
existing development in this part of the core, generally ranging from .80 FAR to 1.25
FAR.
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Current and Proposed Plan

=

Williams-Warhurst Property (PA 2016-I111-FC1)

TMP Size Existing Use
7.16 ac
56-1((1)) 35
((1)) (311,820 SF) vacant land

ATTACHMENT 3

Maximum Plan
Recommendation

Plan Potential

Proposed Plan

Proposed Plan
Potential

du/ac*

residential use at 6

43 townhouse units

residential use at
12 du/ac

86 townhouse and
stacked townhouse
units

*Maximum density for this parcel is at the intermediate level, as it cannot meet consolidation

recommendations to develop at overlay level of 12 du/ac
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Land Use

The subject property is a part of a larger Plan recommendation for residential use at 12
du/ac at the overlay level within Sub-unit O1. The consolidation focused the densest
development along the northern portion of the sub-unit, and included the dedication of a
school site and transportation network. This property was not included within the initial
consolidation at the overlay level, and is recommended to develop at the intermediate
level.

The current Plan recommendation for development at the intermediate level of 6 du/ac
represents a deliberate transition to planned lower density uses along Lee Highway. Due
to the presence of RPA on the western portion of the site, the effective intensity that
could result from 12 du/ac could be higher than the adjacent development to the north
and the west. This would disrupt the pattern of development along this portion of Lee
Highway, where planned density is generally 6 to 8 du/ac.

Transportation

Trip Generation: Changes proposed would generate an additional 255 gross daily trips
over the current Comprehensive Plan. The AM peak hour trips would increase by 15
trips, and the PM peak hour trips would increase by 23 trips. Since the proposed plan is
the same use with a slightly higher density, this change would generate relatively few
additional trips during the peak hours and would not significantly impact the network.
Access: The Comprehensive Plan Transportation Plan Map recommends an interchange
at the intersection of Legato Road and Lee Highway (Route 29). The subject property is
situated in close proximity to this intersection. Any development of this site would need
to reserve adequate right-of-way for the interchange. Specific guidance is incorporated in
the Policy Plan requiring additional analyses for these recommendations.

o A design concept for Lee Highway was developed and approved by the Board of
Supervisors in 1992. The plans recommend the reconstruction of Lee Highway
with grade separated interchanges at Waples Mill Road/Shirley Gate Road,
Monument Drive/Village Drive, and Legato Road. Lee Highway would be a six-
lane divided highway, with access to local properties and roads via a system of
collector/distributor roads. However, there is no timeframe for when the
interchange project will move forward.

o Roadway connections to the development north of the subject property should be
made, with access to Legato Road provided via Bridgend Run. No new access
points should be oriented towards Lee Highway.

Pedestrian and Bicycle Facilities: The Fairfax County Bicycle Network Plan Map shows
a shared bicycle roadway on Legato Road and a shared use bike path on Lee Highway.
There is a trail on Legato Road from Lee Highway to Post Forest Drive. New pedestrian
facilities should be built with the development to connect to the adjacent existing
residential areas to allow for a more robust pedestrian network.

Transit: There are presently no transit connections or services for this site.
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ATTACHMENT 3

Environmental

e The impacts of roadway noise should be considered when designing new residential
development. The subject property is immediately adjacent to Lee Highway, presenting a
significant potential for noise impacts at or above 75 dBA LDN. It is likely that measures
would be required to address exterior and interior noise impacts in these areas for
residential and other noise sensitive uses.

e The western portion of the subject property contains RPA, presenting a significant
constraint in buildable area for this site.

Parks and Recreation

e The subject property currently contains a building with parking lot, a field, and the
majority of the site being treed. The proposed land use scenario would add approximately
232 new residents to the Fairfax Center Area, which is deficient in park space and
facilities. New residents will increase the need for park space and recreational facilities.
Impacts on park resources and service levels would need to be mitigated through
monetary and/or land contributions to the Park Authority. Impacts to natural and cultural
resource would need to be mitigated through best practice design, protections, and
restoration methods.

e Development of undisturbed areas has potential for natural, archaeological, and historical
resource impacts.

e There is an opportunity to preserve the green corridor connection from this site north to
the Fair Oaks Church site (Submission SS1). Doing so would preserve a vital greenway
connection for both wildlife and pedestrians if a trail connection is included.

Schools

e This land use scenario would yield a net increase of 19 students (11 elementary, 3
middle, and 5 high) over the current Plan recommendations. These students are in the
attendance areas of Eagle View Elementary, Lanier Middle, and Fairfax High School.

Staff Recommendation

e Retain the adopted Plan recommendation of 6 du/ac for this site and consider this the
overlay level. Add a recommendation to preserve the green corridor connection to the
northwest.
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