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AREA IV 

OVERVIEW 

Key concepts embodied in th is document include: 
• inter im development and redevelopment 

pol ic ies; 
• planned development centers; and 
• environmental qual i ty corr idors. 
The Plan should be understood as est imat ing 

growth  to Plan bui ldout. However the actual rate 
of growth wi l l determine when bui ldout is reached. 

The planning area, which is composed of four 
planning dist r ic ts, has been divided into planning 
sectors and special areas. 

To assure that stable neighborhoods remain 
liveable and mainta in their stabi l i ty, the Plan 
recommends: • 

• encouragement of compat ib le development 
of vacant spaces; 

• adequate buf fer ing between areas of incom
pat ib le uses; 

• reduction of through-traf f ic on neighborhood 
streets; 

• g u i d e d c o m m e r c i a l d e v e l o p m e n t and 
redevelopment; 

• increased protect ion of impacted natural 
areas; and 

• acquis i t ion of land for recreation and open 
space as well  as new development. 

A major planned development center is propos
ed for Rose Hil l . Strengthening of the Spr ingf ie ld 
center is supported by the plan. In the Route 1 cor
ridor, recommendat ions are made to constra in 
commercia l development, promote t raf f ic safety, 
and enhance exist ing commercia l areas. 

Environmental protect ion is proposed to be 
provided mainly through the development of en
vironmental qual i ty corr idors. In Area IV an impor
tant part of the corr idor system wi l l be the 
Potomac shorel ine, its wet land estuar ies, and the 
parks and histor ic sites already ident i f ied and 
preserved. The protect ion of Mason Neck as an en
vironmental resource is strongly supported by the 
plan. 

The Plan cal ls for the preservation of exist ing 
housing stocks and the addi t ion of more units by: 

• conservat ion of exist ing moderate-income 
housing uni ts and types; 

• inc lus ion of a mix of housing types for a ful l 
range of fami ly incomes; 

• use of neighborhood improvement programs 
and creat ion of strong communi ty identity; 
and 

• app l icat ion of planned development or 
redevelopment centers where feas ib le , 
rather than piecemeal land use decision
making. 

Transportat ion systems of al l types must be 
refined and redirected by: 

• understanding of local communi ty desires 
and needs and appl icat ibn of appropriate 
cr i ter ia; 

• cont inued review of travel desire l ines; and 
• cont inued assessment of the ef fects of 

Met ro and other pub l ic t ranspor ta t i on 
systems. 

Service of the area by four Metro stat ions is 
proposed. A Springf ield bypass road to relieve 
central Springf ield and serve Metro is recommend
ed. 

Planned public faci l i t ies investment patterns 
are recommended which : 

• relate to overall countywide requirements 
five years in advance; and 

• suppor t p r iva te deve lopment dec is ion 
making in terms of locat ion and size of 
faci l i t ies and the t iming of their provision. 

Plan implementat ion is promoted by coordina
t ion of public and private act ions, including: 

• innovative publ ic programs; 
• publ ic policy decisions; 

• publ ic investment (Capital Improvement Pro
g r a m (CIP), park dedicat ion and advance ac
quis i t ion, highway programming, etc.); and 

• private input to public pol icy (citizen review 
of CIP, part ic ipat ion in PIES, neighborhood 
project init iatives). 

RICH HISTORY, SENSITIVE ENVIRONMENT 

Land use planning is more or less dynamic. Its 
degree of dynamism depends upon how quickly it 
adjusts to the changing nature of problems. Plan
ning Area IV, located in the southeastern quadrant 
of Fairfax County, has experienced a sharp 
decl ine in its growth rate since 1970, when the rate 
of 5.1 percent per year was just below that of the 
County as a whole. Since 1970, Area IV has had an 
average populat ion growth of 0.2 percent per year, 
compared to 3 percent for the County as a whole. 
But the shif t in major growth to the western part  of 
the County, rather than being viewed as relieving 
pressure, should be converted to an opportuni ty 
for attending to the scars of earlier development 
and for ant ic ipat ing changes. 

Except for a few st i l l rapidly growing areas, the 
major port ion of the area Is no longer subject  to a 
rush of development. Previous matters of pr ime 
concern no longer apply. New priori t ies in the area 
are concerned wi th protect ion of what already ex
ists and correct ion of what has been neglected. 
Now emerging are concerns deal ing wi th histor
ical sites and environmental ly sensit ive port ions 
of Area IV, as wel l as concerns for adjustment, im
provement, and redevelopment of neighborhoods 
and business communi t ies. 

There are many historical reminders in Area IV. 
Such names as Mount Vernon, Woodlawn Planta
t ion , Pohick Church, the George Washington grist 
mi l l , Belvoir, and Walnut Tree Farm recall the r ich 
early American heritage whose preservation has 
long been a matter of publ ic and private endeavor. 

In 1858, the Mount Vernon Ladies Assoc ia t ion 
acquired George Washington's estate, and has 
been protect ing and restoring it ever since. More 
recently, three of the County 's ten of f ic ia l histor ic 
zoning distr icts were establ ished to protect 
Woodlawn Plantation and the grist mi l l , Pohick 
Church, and Huntley. Many other histor ic sites 
deserving preservation and protect ion are noted in 
the National Register of Histor ic Places and the 
Virginia Landmarks Register. 

Today, the del ineat ion, preservation, and im
provement of local histor ic places, and the protec
t ion of these places f rom disruptive development 
on their boundaries, is a s igni f icant part of the 
cont inuing comprehensive planning ef fort . 

At the same t ime, the land use planning effort 
also is very much involved in the preservation of 
residential neighborhoods, the improvement of 
disorganized and congested business d is t r ic ts , 
and the protect ion of environmental ly sensit ive 
stream valleys and open space. 

Along wi th these ef forts, the effort  to improve 
transportat ion and reduce air pol lut ion cont inues, 
but again wi th emphasis redirected. Now internal 
c irculat ion, public t ransi t , reduced auto travel, 
and improved pedestrian and bike movement are 
key concerns rather than just the construct ion of 
addit ional radial arterials. These shi f ts in com
munity priorit ies are reflected in this Plan for Area 
IV. 

In 1973 the Board of Supervisors establ ished 
the Task Force on Comprehensive Planning and 
Land Use Control to refine County land use plans 
and to provide or improve mechanisms for plan
ning and implementat ion. This Area IV Plan is one 
part of the result ing Comprehensive Plan. The 
analyses and recommendat ions presented here 
extend countywide pol icies, such as establ ishing 

environmental qual i ty corr idors, to the area, 
distr ict , and communi ty sector levels. 

The basis tenet of the land use planning effort 
is that it is and must be partly a communi ty enter
prise that takes into account the lives and 
l ivel ihoods of everyone in the community. But 
planning is also a County and a regional enter
prise because few issues can be dealt w i th solely 
on a local basis. 

Transportat ion needs, for example, must be 
analyzed locally and in terms of development and 
travel throughout the metropol i tan area. Then 
regional solut ions such as Metro must be in
cluded in local strategies. Air pol lut ion problems 
have nat ional impl icat ions as wel l , and national 
air qual i ty control requirements may determine 
the scope and t iming of plans and programs for 
local abatement. 

Planning, besides consider ing both local and 
regional aspects of each problem and its pro
posed so lu t ion, also involves interact ion among 
various problems and solut ions. For example, the 
Washington Metro rail t ransit system wi l l contr i 
bute to the regional goal of abat ing air pol lut ion 
by decreasing overall automobi le commut ing. But, 
unless steps are taken, potent ial congest ion 
around the planned Metro stat ions could seriously 
disrupt local ef forts to reduce air pol lut ion. 

In ant ic ipat ion of th is new issue, local planning 
in Area IV (and in other areas slated for stat ions) 
must consider how to plan the use of land around 
stat ion si tes, where to locate new planned devel
opment centers for Metro access wi th min imum 
outside d isrupt ion, and how to design new centers 
to encourage pedestrian and bicycle movement 
wi th in them and between the centers and the sta
t ions. 

in the face of the many manmade condi t ions 
a f fec t ing p lanning, environmental condi t ions 
somet imes are neglected until such catastrophes 
as landsl ides and irreversible water pol lut ion and 
water shortage bring them forward. Water re
source protect ion is clearly a key issue through
out Fairfax County, but in Planning Area IV it is 
the most encompassing environmental issue 
because much of the remaining undeveloped land 
is af fected by one or more of the fo l lowing: 
f loodpla ins, Potomac shorel ine, groundwater 
recharge areas, wet lands, and s lopes over 
sl ippage-prone clays. 

The social and environmental costs of develop
ment in such areas can be high. New construct ion 
in a f loodplain can both Increase erosion and 
sedimentat ion and invite extensive f lood damage. 
Development over groundwater recharge zones 
can reduce groundwater suppl ies and increase 
pol lut ion of the water that remains, especially 
when such developments are accompanied by 
septic tanks. Destruction of woodland and 
vegetative cover can decrease storm water reten
tion and increase erosion and stream si l tat ion. 
Development even on gentle clay slopes in Area IV 
can cause soil sl ippage and even serious land
sl ides. 

THE PLANNING PURPOSE 

The background for land use planning and con
trol in th is area involves a cont inual ly changing 
complex of interrelated elements, some general to 
the region, many general to the County, and some 
specif ic  to a single sector wi th in a single distr ict. 
One purpose of this land use plan, then, is to pro. 
vide a data base on field condi t ions in the area 
and their relat ionships to condi t ions in other 
areas and to exist ing planning and land use con
trol pol ic ies. Using this data base, residents con
cerned about specif ic issues should be able to 
draw conclusions and propose decisions and to 
develop implementat ion strategies on their own. 
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Perhaps they can offer ref inements to exist ing 
policies and develop new ones. 

In the Lower Potomac Planning Distr ict, for ex
ample, the Plan identi f ies an Amer ican bald eagle 
refuge, an important water fowl stopover area, 
large federal reservations, and major regional and 
state parklands. It ment ions 15 percent s lopes, ex
tensive sl ippage-prone soi ls, extensive wet lands 
and marshlands, and strong local sent iment 
against d isrupt ive development .in the Mason 
Neck Sector,  i t c i tes problems in the Lorton Sector 
wi th the Lorton correct ional fac i l i ty and proposes 
improvements, especial ly in the area of Institu
t ional secur i ty. 

Going beyond these unique condi t ions and 
problems, residents of the Lower Potomac Distr ict 
share many needs and desires wi th other Area IV 
residents and wi th residents throughout the 
County. The Plan addresses these as wel l . 
Establ ished neighborhoods in a l l areas need pro
tect ion f rom commercia l and other incompat ib le 
encroachments. Through t ra f f ic needs to be 
diverted f rom neighborhood streets  to higher 
capacity ar ter ia ls. Parks and playgrounds need to 
be establ ished for neighborhood use. 

The Plan also is a vehicle for presenting public 
policies and stat ing priori t ies, where these exist. 
Citizen response can then serve as a reference 
point for evaluat ing pol ic ies and programs, and 
developing new ones or re inforc ing old ones. Thus 
the Plan i tself furthers the d ia log between the 
cit izen and government, and makes planning a 
cooperative ef fort rather than a uni lateral funct ion 
of the o lanning of f ice. 

SHORT TERM F O R E C A S T S 

As has been discussed in the introduct ion sec
t ion of the Plan, countywide forecasts of popula
tion to 1990 have been lowered to 686,000. This 
new forecast is based on demographic trends 
which were observed during 1976 and verif ied in 
more recent work done for the Metropol i tan Wash
ington Council of Governments Cooperative Fore
cast ing Program. 

The reduction in countywide populat ion fore
casts wi l l impact on the t im ing of expected hous
ing units in individual planning areas, d ist r ic ts 
and sectors. Detailed smal l area data ref lect ing 
these impacts are presented in 5-year increments 
up to the year 2000 in computer pr intouts wh ich 
are available in the Fairfax County Of f ice of 
Research and Stat is t ics. In addi t ion, plan bui ldout 
data by supervisor distr ict , planning distr ict and 
subcensus t ract can be found in the 1983 edi t ion 
of Standard Reports, publ ished by the Off ice of 
Research and Stat is t ics. 

To augment the data found in Standard 
Reports, detai led exist ing housing est imates as of 
January 1983, and newly developed data on plan 
capacit ies in housing units are presented in the 
fol lowing tables. The tables also include dwel l ing 
units as of January 1, 1975. This is approximately 

the t ime the original PLUS program plan was 
adopted. Thus, the data enable compar ison of the 
level of residential development at the t ime of plan 
adoption w i th that of 1983 and w i th projected plan 
capacity. In addit ion, the data include exist ing 
dwel l ing units and plan capaci ty as of January 
1983 in order to show the dif ferences caused by 
plan changes in the previous annual plan review. 
The data in these tables supersede data pre
sented in other tables of this Plan. 

All  of the data has been generated on a parcel-
by-parcel basis. Exist ing uni ts are f rom the 
January 1, 1983 Urban Development Informat ion 
System parcel f i le. Addi t ional ly planned uni ts are 
assumed to be built  on undeveloped and under
uti l ized land (adjusted for f loodplains) at the mid
point of the planned density ranges. For example, 
an area planned for 1-2 dwel l ing units per acre is 
assumed to represent a density of 1.5 dwel l ing 
units per acre. 

The plan definitions for residential unit types are as 
follows: 

Planned Density Unit Type 
D u / A c Mid-Point Planning 

.1-.2, .2-.5, .5-1, 1-2, 2-3, 3-4 100% SFD 
4 - 5 50% SFD/50% TH 
5 - 8 100% TH 

^ f 2 50% TH/50%  G A 
12-15,16-20 100% GA 

20 or more 100%  E A 
(e.g. 20-40 du/acl (30 du/ac) 

S F D : single-family detached 
TH: townhouse 

GA: garden apartment 
E A : elevator apartment 

Existing and Projected Housing Units by Type 
January 1983 — Plan Buildout 

Area IV 

Jan. 1975 J a n . 1982 Jan. 1983 Additional Jan. 1983 Jan. 1982 
Dwelling Owalllng Dwelling Planned At Plan Previous 

Residential unit Type Units Units Units Units Capacity Capacity 

Lower Potomac Planning 
District 

Single Family Detached 

Townhouse 
Apartment 

Total 

Mount Vernon Planning District 
Single Family Detached 
Townhouse 
Apartment 
Mobile Home 

Total 

Hose Hill Planning District 
Single Family Detached 
Townhouse 
Apartment 

Total 

Springfield Planning District 
Single Family Detached 
Townhouse 
Apartment 

Total 

Planning Area Total 

1.091 1,281 1.295 
540 915 939 
213 521 521 

1,844 2.717 2.755 

13,584 14,241 14,271 
3,474 4.600 4,708 

10,651 10,982 11.484 
1,714 1.553 1,553 

29.423 31.376 32.016 

6.236 6.993 7,042 
16 305 498 

555 490 556 

5.807 7,788 3,096 

6.622 7.313 7,418 
2,027 2.698 2.823 
1,513 1,573 1.575 

10.162 11,584 11.816 

48.236 • 53.465 54.683 

2.943 4.238 4.171 
t,626 2,565 2,458 
1,048 1,569 1,581 
5,617 8,372 8.210 

2.992 17,263 17,298 
1.299 6,007 5; 950 
2.338 13,822 13,528 

1.553 1,553 
6,629 38,645 38,329 

8.304 15.346 15,407 
1.189 1,687 1,518 

27 583 517 
9,520 17.616 17.442 

3.752 11.170 11.147 
1,172 3,995 . 3.897 

132 1.707 1,705 
5,056 16,872 16.749 

26.822 81,505 80,730 
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Existing and Projocud Housing Units by Type 
Jsnusry 1983 — fflun BuMdout 

Ana IV Mount Vernon Planning district 

Existing and Projected Housing Units by Type 
January 1983 — Plan Buildout 

Arss IV Springtiold Planning District 

Jan.  i n Jan. 19*2 Jan. 1963 Additional Jan. 19*3 Jan. 1962 Jan. 1975 Jan. 1982 Jan. t sas Additional Jan. 1963 Jan. 1982 

Ovjefllne; OweUing Owelllng Planned At Plan Previous Dwelling OweUing Oweillng Planned At Plan Previous 

Resietoflttol Unit Type Units umta Unlta Units Capacity Capacity Reaidentiat Unit Type Unite UnltB unite Units Capacity Capacity 

Sector MV1 Sector  S i 

Single Family Oetactied 959 981 • 579 139 - 715 717 Single Family Detached 1.354 1.352 1.352 92 1.444 1.444 

Townhouse 1.1*1 1,254 1.252 34 '.290 1,269 Townnouse 1.197 1.129 1,153 1 .153 1,126 

Apartment 3 . 0 8 6 3,083 S.589 201- 3.790 3.284 Apartment 7B9 549 848 946 349 

Total 4,784 4,916 5.420 371 5.791 5.290 Total 3,337 3.327 3.353 92 3,445 3,419 

Sector MVS Sector S2 

Single Family Qetacneti see 844 ear 358 925 925 Single Family Qetacneo 2.24? 2.249 2.246 37 2.283 2.293 

Townnouse 31 31 309 340 3 3 3 Townnouse 106 109 1 0 9 103 103 

Apartment 2.418 2.729 2.729 142 2.871 2.871 Apanment 399 3S3 396 333 39S 

Moftitettome SOT 971 971 971 971 Total 2.739 2.741 2.740 3? 2,777 2,778 

ToW 4 ,041 4 J S 6 4.398 709 5,107 5 .100 

Sector  S 3 

Sector M V 3 Single Family Qetacnee 975 90S 913 890 1.783 1,778 

Single Family OalBetted 1,136 1.159 1,183 289 1.452 1.451 Townhouse too 154 181 39 200 193 

Townnouse 131 135 135 136 271 271 Total 7?S 1.062 1.074 899 1.933 1,971 

Apartment 72 r s 78 33 111 111 

Moeiio Home 30 91 91 91 91 Sector  S4 

Total 1 , 4 3 2 1.463 1.487 436 1.929 1.924 Single Family Detached 518 758 931 901 1.732 1,741 

Townnouse 108 128 128 145 273 273 

Sector MV4 Apanment 341 341 341 9 350 350 

Single Family Oetscned 1.112 1,133 1.131 101 1.532 1.537 Total 997 1.22? 1.300 1.055 2,355 2.364 

Townnouse 22 22 22 22 

Aoartment 1.496 1.460 1.496 7 1.493 1.476 Sector SS 

Total 2.603 2.815 2.809 408 3.017 3.035 Single Family OetaeheQ 9 149 180 385 545 442 

Townhouse 100 100 100 100 

Sector MV5 Total 9 249 280 365 645 542 

Single Family {Detached 1.752 1.834 1,834 307 2.141 2.143 

Townnouse 528 89? 73B 171 909 91? Sector SS 

Apartment 1.544 1.580 1.580 7 1,587 1.587 Single Family Detached 143 225 223 1.295 1,488 1,546 

Mobile Home 529 372 372 372 372 Townnouse 218 558 819 329 948 880 

Total 4.453 4.483 4.524 489 5.009 5.019 Total 381 783 842 1.594 2.436 2.426 

Sector MVS Sector  S 7 

Single Family Oetaefted 4,079 4.329 4,335 491 4.826 4.844 Single Family Detecned 512 508 505 85 570 S?1 

Townnouse 282 297 277 574 ., 530 Townnouse 219 219 218 

Aoartment 208 209 209 209 209 Apartment 3? ' 3? 37 

Total 4.366 4.800 4.841 7S6 5.109 5.363 Total 512 503 509 320 925 923 

Sector MV? Sector SS 

Slngls Family Oetaened 2.891 3.093 3.114 964 4.090 4,109 Single Family Oetecfted 90S 903 302 106 1.010 1.006 

Townnouse 14fl ISO 178 95 267 272 Townnouse 140 140 7 14? 14? 

Apartment 496 454 494 223 977 677 Apanment 9 8 6 

Mottle Home 118 119 119 119 119 Total 906 1.043 1.042 121 1.193 1.161 

Total 3.616 3 ,836 . 34)99 1.302 5.161 5.173 

Sector  SS 

Sector MVS Single Family Detached 256 263 234 86 333 331 

Single Family Qeteefms 1.411 1.446 1.446 126 1.S74 1.976 Townnouse 298 363 416 434 890 851 

Townnouse 1.S2S 2.039 2.031 277 2.330 2.316 Apartment 90 SO m 
Apanment * 1 , 2 8 ? 1 J 8 9 1.369 1.725 3.114 3.313 Total 554 846 880 563 1.293 1.232 

Total «,203 4.876 4.896 2.126 7.029 7.205 

Planning District ratal 10.182 11.594 11.819 5,098 18.872 18.749 

Planning Qissnet Total 23:423 31.378 32.018 9.929 38.945 38.329 

Rjstestoe and Prslsgted Housing Unite by type 
January 1863 — Plum SuHdeut 

Area IV Heap HIM Planning District 

ReootesteBl Untt Typo 

J o s . 1679 

B o d i n g 

Unas} 

Jan. 1936 

Qseattaej 

A&rotraG Jen. IMS 

PtfifiSKWS fttPlon 

Unite SisteSlflg snd Projected Housing Units 6y Type 
January 1983 — Plan Sulideut 

Aran IV Ueiaef Potomse Plgnning Olstrtet 
a m o r rvn i 

Single Family Oetaened 
267 373 338 276 s s e 699 

TownROue* 11 511 539 548 

Total 287 JSS 436 781 U 1 8 1 4 0 1 1878 J I M 1683 Je» .1*08 -JfiR. 1932 

Qwclitftg O n l i n e OtwtHne AtPtOfl 

Sector RHS Hceiasffl-tel unit Type Untta unite Untie Ut)KO G«@ocriv 

Single Family Oaesfwl ism 1,117 t,121 91 1,212 1.211 
Hceiasffl-tel unit Type 

Townflouaa T6 37 37 381 418 420 

Totei 1,114 1,19* 1,156 472 1-830 1,931 Sector LP1 

Single Family Detached 3 1 i 92 93 as 

S*cter RH3 Total 5 i i 92 33 33 

Single Femily Dataetiett 748 a ie ata 549 1,367 1.380 

Townhouse 83 83 18 101 101 Sector LP2 

Totei 7fifi 301 901 58? ' i,4«e 1.401 Sing ' * Family Oeteeftets 9 S 108 103 222 330 330 

Aoartment 1 550 558 558 

Sector aw« Total 9 9 ioe 108 778 986 386 

Single Family OetscttMl 727 757 758 5.S87 6.725 8.77* 

Townhouse 6S 18? 279 468 342 Seewr I.P3 

Apertfiwm 955 483 558 27 583 517 Single Family DetDenee* 587 658 560 2.195 2.85S 2,852 

Total i.282 1.312 1,501 8,273 7,774 7,633 Townhouse 2 9 3 9 9 

Apartment 6 7 ? 7 7 

Sector flHS Total 597 674 676 2.195 2.871 2.898 

Single Family Oetaenecl 1,17T . 1.238 1,260 212 1.472 1,474 

Total 1.117 1.258 '.260 2 .2 1,472 1.474 Sector U P * 

Single Family Qetacfteo 363 4 6 8 160 143 923 359 

Sector RH6 Townnouse 538 904 928 t.540 2,466 2.413 

Single Family Oetaened 922 9 9 4 1.008 127 1.435 1,429 Aoartment 5 319 319 192 311 323 

Townnogse 2 2 2 2 Total 907 1.691 1,727 2.475 1.202 1.095 

Total 992 989 1,010 427 1,437 1,431 

Sector LP5 

Sector PH7 Single Family Detached 37 4Q 4 6 1 47 4 ? 

Single Family Detacnsd 1,29? 1,678 1.887 788 2.475 2,484 Townnouse I 2 86 98 

195 

36 

Townnouse 107 141 141 107 Aoartment 1 9 8 195 195 

98 

195 195 

Total 1,297 1.783 1.828 738 2.818 2.591 Total 235 '243 243 37 330 278 

Planning District Total 6.B07 7.788 9.096 3.520 17,616 17.442 Planning District Total 1.84* 2.717 2,755 5,617 • 3.372 9,210 
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STABLE AREAS 

Stab le , deve loped areas of es tab l i shed 
character predominate in a l l four planning 
d is t r ic ts of Area IV. In most  of the communit ies, 
moreover, homes and other bui ld ings have been 
bui l t s ince 1950 and have many years of ser
viceable life remaining. Many of the older homes 
also remain serviceable, inc lud ing a number of 
h istor ic 18th century st ructures now in public 
ownership. Protect ion and enhancement of these 
stable areas throughout the p lanning area is the 
primary object ive of the p lan 's strategy and 
recommendat ions. 

This section del ineates the stable areas of 
Area IV, analyzes local area problems and oppor
tun i t ies , and makes recommendat ions for stable 
a rea i n f i l l d e v e l o p m e n t , p rese rva t i on and 
enhancement. 

Framework for Analysis 
The land c lassi f icat ion sys tem described in the 

preceding sect ion of th is Plan w a s applied to Area 
IV to provide a framework for analysis and Plan 
recommendat ions . Geographic del ineat ion of 
stable conservat ion areas and other areas was 
made for each of the 29 smal l areas which to
gether const i tute Area IV. These 29 local sectors 
were created to faci l i tate s ta f f analysis and 
development of recommendat ions and to provide 
a vehicle for ci t izen review of local information, 
assets, problems, and Plan recommendat ions. 
These local sectors are referred to as communi ty ' 
p lanning sectors to highl ight the i r use in focusing 
p lanning considerat ion at the local level in addi
t ion to the more inclusive levels of the planning 
d is t r ic t , planning area, and the overall County. 

Boundaries for the communi ty planning sec
tors in Area IV have been drawn so as to al low the 
use of exist ing small-area data sources, and they 
general ly fo l low pr incipal roadways or signif icant 
natural barriers. Each p lanning distr ict is divided 
into several sectors, each of wh i ch is identif ied by 
a letter/number code. The letter or letters repre
sent a planning d ist r ic t reference (LP—Lower 
Potomac, MV—Mount Vernon, S—Springfield, 
RH—Rose Hill), and the numbers simply a sequen
t ia l designat ion. The sectors are also identif ied by 
communi ty names for easy reference. An index 
map shows the communi ty p lanning sectors for 
all Area IV. 

It should be emphasized that the identif ied 
communi ty planning sectors are not meant neces
sari ly  to delineate "ne ighborhoods, " however 
def ined, and may have only l imi ted ut i l i ty for such 
other purposes as neighborhood housing improve
ment programming or variable service-area public 
fac i l i t ies programming. No one system of small-
area designat ions can meet a l l needs. The com
muni ty planning sectors s imply of fer a useful way 
to present in format ion for smal l areas within plan
ning dist r ic ts. 

What is a Stable Neighborhood? 
As stated above, the chief land use character

ist ic of Area IV is the stable neighborhood whose 
protect ion and enhancement is the major objec
tive in the Area IV plan. But what actually is a 
stable neighborhood in Fairfax County? How old 
is it and what is i ts condi t ion? What does it need 
now and what wil l it need in t he future? 

The key to the def in i t ion of a stable area is the 
state of development. A given area may be entirely 
single-family homes or all mul t i fami ly dwell ings, 
all commercia l or industr ia l , or any combinat ion of 
these elements. But the main feature is the suff i 
c ient development of avai lable land to establish a 
def in i te land use character that is not likely to be 
changed by any reasonable development of the re
maining vacant land. 

Protect ion and enhancement thus involves tak
ing act ions necessary to reinforce the exist ing 
character of the area and prevent act ions that 
would compromise or degrade this character. 

For the most part, stable neighborhoods in 
Area IV are resident ial , wi th a scat ter ing of inst i tu
t ional structures, parks and open spaces, and 
some commercia l and industr ial zones. The phys
ical condi t ion of the homes and publ ic and private 
structures is generally good; wi th minor main
tenance, these bui ldings should remain sound for 
at least the next 15 years. 

Establishing Policies for Neighborhood 
Protection 

After designat ing planning sectors, the f irst 
step in developing a plan for Area IV was to 
analyze each sector and identify i ts strengths and 
weaknesses. Information from these small sec
tors was then assembled to formulate the six 
general pol ic ies l isted below. These general 
pol ic ies cover recommendat ions for improving the 
s p e c i f i c c o n d i t i o n s w h i c h are i d e n t i f i e d 
thereafter. 

Policies for Neighborhood Protection 
• Development Control—The County should 

impose development controls wh ich l imit the 
negaive impacts of conf l ic t ing land uses 
(exist ing and proposed), provide for buffers 
and other amel iorat ing measures, and en
sure that inf i l l development is In character 
wi th the surrounding areas. 

• Communi ty Organizat ions—The formulat ion 
and operat ion of communi ty organizat ions 
should be encouraged, for the purpose of 
ident i fy ing communi ty problems and seeking 
solut ions through County government and 
local act ion. 

• Housing—Affordable housing should be pro
vided for residents of all income ranges and 
varied l ife styles. The County should en
courage maintenance and improvement of 
the exist ing housing stock as wel l as control 
new development of residential areas. 

• Road and Trail Network—Work ing wi th the 
Virginia Department of Highways and Trans
portat ion, the Washington Metropol i tan Area 
Transit Authori ty, the Northern Virginia 
Transportat ion Commiss ion, and other agen
cies, the County should provide a mult imode 
transportat ion network which w i l l : 

— encourage c o m m u t i n g between resi
dences, employment centers, transit sta
t ions, and fringe parking lots; 

— provide adequate cross-county move
ment; 

— permit diversion of t raf f ic away from 
neighborhood streets and onto higher 
capaci ty routes; and 

— permit nonautomotive access to local-
serving fac i l i t ies such as shopping, 
schools, and parks. 

• Public Transit—Small-scale transi t alter
natives to the automobi le should be devel
oped where stable travel patterns can be 
found. 

• Public Facil i ty Improvement—The provision 
of public faci l i t ies should be wisely balanced 
between the needs of exist ing residents and 
future development as guided by this plan. 

• Environmental Protect ion—Environmenta l 
qual i ty corridors should be establ ished and 
protected. The County should discourage 
development in other environmental ly sen
sit ive areas and conservation zones and en
sure considerat ion of environmental factors 
in infi l l development. 

• Communi ty Service Programs—Land use 
•and related recommendat ions of the Plan 
should support programs and faci l i t ies 
wh ich serve the special needs of all groups 
of residents. 

The general pol ic ies are expanded somewhat 
in the d iscussion which fo l lows. 

Characteristic Problems and Recommended 
Solutions for Stable Areas 

The fo l lowing are four character ist ic problems 
ident i f ied f rom the evaluation of stable areas in 
Area IV, w i th recommended approaches for their 
so lut ion. 

Commercial Encroachment into Stable 
Residential Neighborhoods and Commercial 
Sprawl Along Transportation Corridors 
Commercial uses, whether located at an inter

sect ion or along a highway corridor, tend to 
generate act iv i ty not generally compat ib le wi th 
s tab le res iden t ia l (par t i cu la r ly low-dens i ty ) 
neighborhoods. Characterist ic of th is s i tuat ion, 
single-family residential propert ies adjacent to or 
near commercia l activi ty are of ten purchased for 
their speculat ive, nonresidential potent ia l ; subse
quently they are rented to others unti l nonresiden
t ial reuse is permit ted, often undergoing a period 
of deter iorat ion during that t ime. This deteriora
t ion then may be ci ted as an argument for more 
rapid conversion of the property to nonresident ial 
uses. In its cumulat ive ef fects, such a redevelop
ment scenario is self-perpetuating. 

Several act ions may be taken to deal w i th the 
ef fects of t h i s s i tuat ion: 

• It is necessary to assess whether a given 
commerc ia l center sat isf ies local or regional 
needs (or some mix or both); once that is de
termined, it is possible  to project the com
mercial square footage required to support 
that type of center and thereby to sat isfy the 
appropriate need. To i l lustrate the point, if 
the retail center is to serve only the needs of 
local residents, then there is a l imit  to the 
number and type of shops and of f ices as well 
as a l imit  to the floor area ratio, beyond 
which l imi ts th is center should not expand. 
Once the extent of the need and its appro
priate market area have been determined, it 
is possible to define the physical boundary 
of the commercia l activi ty area. 

• In order to minimize the adverse impacts of 
incompat ib le land uses in c lose proximity to 
one another and to stabi l ize the boundary of 
commercia l act ivi ty, it is necessary to estab
lish t ransi t ional land uses or natural barriers 
between residential and nonresident ial uses. 
In addi t ion to blocking adverse visual and 
noise impacts , appropriately placed transi
t ional land uses act as a geographic step-
down f rom higher intensity to lower intensity 
land uses. Given the s i tuat ion where adja
cent vacant (or underut i l ized) land is 
avai lable between commercia l act iv i ty and 
stable residential neighborhoods, transi
t ional uses such as medium- to high-density 
residential uni ts (5 to 20 dwel l ing uni ts per 
acre), low-intensity inst i tut ional or simi lar 
nonresident ial uses or open space parkland 
may be used to buffer the stable residential 
units. In those instances where exist ing 
single-family residences abut commercia l or 
commercial ly-zoned propert ies, it may be ap
propriate to establ ish a t ransi t ional use zone 
which would permit professional o f f ice uses 
in exist ing single-family structures, while 
mainta in ing the single-family character of 
the structures and the neighborhood. In such 
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a zone, parking faci l i t ies, signs, l ight ing and 
access would be in st r ic t conformance wi th 
the single-family character of the neighbor
hood. (This has been somewhat successful ly 
employed in sect ions of Annandale.) 

Abutting Incompatible Land Uses with 
Minimal Buffering 
In general, there should be a t ransit ional use 

step-down between high-density residential and 
low-density residential neighborhood complexes. 
However, in those s i tuat ions where high- and low-
intensity uses abut one another, natural buf fer ing 
such as landscaped earth berms, screening, and 
exist ing vegetat ion should be uti l ised wherever 
possible  to minimize adverse visual and noise im
pacts. Such natural buf fer ing should be required 
of developers. In those instances where develop
ment has already taken place, the County should 
act to enforce such screening provisions around 
high-intensity activi ty areas. In the fol lowing com
munity planning sector evaluat ions, buffer ing wi l l 
be recommended at speci f ic locat ions where its 
absence const i tutes a major problem. 

Heavy Volumes of Through Traffic at 
Peak-Hour Periods a long Major Corridors 
and through Neighborhoods 
Because of its lack of major employment 

centers, Area IV receives a high level of peak-hour 
through tr ips along major thoroughfares. These 
tr ips are most ly headed either into or from major 
employment centers in Metropol i tan Washington. 
This has resulted in severe t raf f ic congest ion 
along major t ransportat ion corr idors, part icularly 
at key intersect ions wi th their consequent h igh 
level of air pol lut ion. 

In an ef fort to avoid severely congested 
arterials, nonlocal t raf f ic is now uti l ising local 
neighborhood streets. A l though a number of com
muters have opted for car pools or "the use of 
Buses, for others the congest ion of major streets 
has created the problem of commuter day-t ime 
parking along neighborhood streets. 

While the solut ion to congested major arterials 
and related air pol lut ion problems must be coun
tywide, and could be mi t igated in part by divert ing 
through-traff ic  to the Metro system, the symptoms 
and adverse effects are problems for stable areas. 
Such is the case wi th the heavy use of local 
streets by nonlocal t raf f ic . 

t,aefc of Pedestrian Circulat ion and Access 
Routes  te Shopping, Recreat ion Pseilities, and 
Adjacent Neighborheods 
At the present t ime, pedestrian mobil i ty is 

l imited to the use of occas ional s idewalks wi th in a 
neighborhood (which rarely connect wi th the side
walks in adjacent neighborhoods), stream valley 
pathways, and roadways. Al though pedestrian 
mobi l i ty between neighborhoods is extremely l im
i ted, it is a lmost nonexistent between commercial 
and residential areas. The result is nearly com
plete reliance on the automobi le for shopping, 
recreation and employment t r ips. 

A part ial solut ion would be the development of 
a wel l-coordinated series of paths through sub
division, parks, open space and stream valleys 
—paths that l ink wi th access points to recreation 
and commercia l act ivi t ies wh ich are in those loca
t ions desired by local residents. While caut ion 
would have to be exercised in the locat ion of these 
walkways and access points to minimize destabi
lizing effects on residences abutt ing commercial 
activity areas, nevertheless, the posit ive feature of 
such an integrated trail and walkway system 
would be the provision of a real option to the 
automobi le. 
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LOWER POTOMAC PLANNING DISTRICT 

The Lower Potomac Planning District is 
bounded on the north by the northern property 
l ines of the Lorton correct ion faci l i ty and Fort 
Belvoir, Silverbrook Road, Pohick Road and Ac
cot ink Creek; on the east by the eastern property 
l ine of Fort Belvoir, Dogue Creek and the Potomac 
River;  on the south by the Potomac and Occoquan 
Rivers; and on the west by the western property 
l ine of the Lorton correct ion faci l i ty. 

Land Use 
Fort Belvoir and the Lorton correct ion faci l i ty 

account for 60 percent of the developed land in the 
Lower Potomac Planning Distr ict . When combined 
wi th the extensive parkland in Mason Neck, these 
inst i tut ional uses represent about 55 percent of 
the land in the dist r ic t . Only 12 percent of the plan
ning d is t r ic t 's land is residential and 20 percent of 
the land is sti l l undeveloped. Commit ted and an
t ic ipated development would absorb a quarter of 
this_undeveloped land. 

Transportation 
The major t ransportat ion corridors of i-95, 

Route 1 and the Richmond, Fredericksburg and 
Potomac Railroad provide good regional access  to 
the Lower Potomac Planning Distr ict, l imited 
somewhat by the design and physical condi t ion of 
interchanges and connect ing roads. Considerable 
industr ial act ivi ty is occurr ing in these corr idors. 

No bus service is provided to the Lower Po
tomac Planning Distr ict except to certain activi ty 
areas of Fort Belvoir. 

Public Facilities 
The fo l lowing table indicates the exist ing 

publ ic fac i l i t ies located wi th in the Lower Potomac 
Planning Distr ict . 

Parks, Recreation and Open Space 
The Lower Potomac Planning District has 

major parkland and open space areas. Federal, 
s tate and regional agencies all have acreage con
centrated on Mason Neck. However, there are only 
four communi ty parks. Future proposals include 
acquis i t ion of addi t ional publicly-owned acreage 
that could be uti l ized for communi ty park use. 

Parks and recreation opportuni t ies in the 
Lower Potomac Planning District are not l imi ted 
to land. Much of the planning distr ict is bordered 
by the Potomac River, Belmont and Occoquan 
Bays, Dogue Creek, and Gunston Cove, whose 
waters also offer opportuni t ies for relaxation and 
enjoyment. In addi t ion to the specif ic pol ic ies 
which are recommended in the five Lower Po
tomac sectors, as a general pol icy the Area IV 
Plan also supports wise, expanded use of the 
water resources of the area. Specif ic proposals for 
such uses are subject  to applicable special use 
permit requirements, w i th part icular regard to en
vironmental impact and traff ic generation in the 
vicinity of waterways. 

Environment 
The Lower Potomac Planning District is 

located wi th in several major watersheds. The 
stream valleys and f loodplains of Accot ink Creek, 
Pohick Creek, Mil l Branch, Kane Creek, and High 
Point watersheds lace the area. The district is 
bordered by the Potomac River, and associated 
tidal wetlands and estuaries are found in Accotink 
Bay, Pohick Bay, Massey Creek, Kane Creek, and_ 
along the southern edge of Mason Neck. 

Because of its locat ion in the Coastal Plain 
geologic province, part of the distr ict (Sectors 
LP1, LP2, and LP4) is in a sensit ive aquifer 
recharge zone. Most of the d ist r ic t lies in an area 
of sl ippage-prone swel l ing c lays, and soi ls are 
only marginal or poor for septic tanks. The 
western edge of the d ist r ic t is located in the Pied
mont geologic province. Soils in the Piedmont 
have a high erodibi l i ty potent ia l . 

Accot ink Creek, Pohick Creek, Giles Run, and 
Mason Neck Environmental Qual i ty Corridors are 
found in the Lower Potomac Planning Distr ict . 
Open space in the district includes the flood-
plains, stream influence zones, and tidal wetlands 
associated with major water courses, including 
the Potomac River. Large portions of Mason Neck 
are held in public ownership and serve to protect 
the endangered southern bald eagles of the area 
as well as many species of fauna and flora. In 
addit ion, there are smaller areas of dense vegeta
tion with diverse animal communit ies that merit 
protection. The open space network also includes 
a number of historic sites and resources identified 
in a survey by residents. 

A portion ot the stream valley and adjacent 
land within this Planning District/Planning Sector 
is within the dam failure impact area for a pro
posed or existing dam. The extent of development 
within these impact areas should be minimized in 
the interest of public welfare and safety. For 
details on the extent of this area, refer to the sec
tion on potential dam failure impact areas, in the 
Environmental Chapter, 

EXISTING PUBLIC FACILIT IES 

June 1983 

Schools 

Sector Elementary Intermediate High School 

Parks, Recreation 
and Open Space 

Other Public 
Facilities 

LP1 

LP2 Lorton 

LP3 Gunston 

LP4 

LP5 Markham, Cheney, 
Barden 

Northern Virginia Regional Park 
Authority 

Northern Virginia Regional Park 
Authority, Virginia Division of Parks, 
National Park Service 

Pohick Estates, Southgate, Lorton 

I-95 Landf i l l , D.C. Department of 
Correct ions, FCWA Occoquan 
Water Treatment Faci l i ty 

Gunston Fire Stat ion 

Lower Potomac Pol lut ion Control 
Plant, Lorton Library, Lorton Fire 
Stat ion, Lorton Communi ty Act ion 
Center/ Library Site 

PLANNED RESIDENTIAL INFILL—LOWER POTOMAC PLANNING DISTRICT 

Unit Type Existing (1983) 
Number Percent 

Estimated Additional 
Number Percent 

At Buildout 
Number Percent 

Single-family 
Townhouse 
Apartment 

Total 

1,295 
939 
521 

2,755 

47.0 
34.1 
18.9 

100.0 

2,943 
1,626 
1,048 
5,617 

52.4 
29.0 
18.6 

100.0 

4,238 
2,565 
1,569 
8,372 

50.6 
30.6 
18.8 

100.0 

Source: Office of Research and Statistics, January 1983. 
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AREA IV 

LOWER POTOMAC PLANNING DISTRICT 
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LP1 L O R T O N F A C I L I T Y C O M M U N I T Y 
P L A N N I N G S E C T O R 

Shading on this map indicates governmental land 
holdings, which are discussed briefly in this section. 

Land Use 
Sector LP1 has a tota l of 3,205 acres. Of that 

tota l , 2,988 acres or 93 percent are uti l ized by the 
D.C. Department of Correct ions. The remaining 
acreage includes an act ive rock quarry, two 
private homes on approximately 9 acres, and 60 
acres used by the Fairfax County Water Authori ty 
for its Lorton water t reatment plant. The Occo
quan River forms the southern boundary of Sector 
LP1. 

Regional Landfill/Resource R e c o v e r y -
Recreational Facility 
Special note should be made of approximately 

801 acres within the property of the D.C. Depart
ment of Correct ions faci l i ty . On February 14,1973, 
the Board of Supervisors of Fairf ax County signed 
a memorandum of understanding w i th the Distr ict 
of Columbia and the Metropol i tan Washington 
Waste Management Agency (acting on behalf of 
the City of Alexandria and Ar l ington County). 
Under the terms of the memorandum of under
standing, 801 acres belonging to the federal 
government are to be used for a regional Resource 
Recovery, Land Reclamation and Recreation Com
plex. The 801 acres are to be al located for the 
fo l lowing uses: 

• 290 acres for landf i l l / resource recovery uses. 
• 398 acres for recreational uses. 
• 113 acres for roads, buf fer zones and related 

uses. 
The publ ic recreational areas are to be planned 

and operated by the Northern Virginia Regional 
Park Author i ty. The Author i ty has developed a 
master plan for the acreage under i ts manage
ment. Final decisions wil l  be part of a memoran
dum of understanding to be negot iated between 
Fairfax County, the Northern Virginia Regional 
Park Author i ty, and the Department of Environ
mental Services of the Distr ict of Columbia. The 
general use Is to be recreat ional. 

District of Columbia Department of 
Corrections—Lorton Reservation 
In 1910, the United States Government ac

quired a tract of undeveloped land on the Occo
quan River and establ ished a workhouse. In 1914, 
the government acquired addi t ional acreage in 
Fairfax County and constructed the central fac i l i 
ty of the prison. 

Tit le to the land is in the name of the United 
States, and it is a federal reservation much like a 
mil i tary base or any other federal instal lat ion. 
Historical ly, the prison has been administered by 
the government of the Distr ict of Columbia, and 
federal courts exercised jur isd ic t ion over the 
reservation. Since the 1970 Court Reform Act, 
judic ia l jur isdict ion over certain prisoners also 
lies w i th the District of Columbia. 

The Department of Correct ions-Lorton Reserva
t ion has been guided by the Lorton Improvement 
Plan, a long-term plan for the reservation. Under 
the p lan, the District has proposed to extensively 
renovate and reduce capaci t ies of some of the ex
isting structures, and to improve the perimeter 
security of the inst i tut ions at Lorton. 

The primary concern of Fairfax County is lack 
of secur i ty at the reservation. Pursuant to a court 
order dated March 11, 1975, the Distr ict of Colum
bia government agreed to the construct ion of cer
tain securi ty features and adopt ion of certain 
security measures at the reservation. The Order 
sett led l i t igat ion originally inst i tuted by the Com
monweal th of Virginia against the Distr ict govern
ment concerning the Lorton faci l i t ies. 

On May 20, 1975, the Board of Supervisors of 
Fairfax County fi led suit in the U. S. Distr ict Court 
for the Eastern Distr ict of Virginia, seeking 
removal of the faci l i t ies and monetary reimburse

ment for damages. While the court found that the 
manner in which certain faci l i t ies were operated 
const i tuted a nuisance, the court did not order the 
removal of the faci l i ty. The court, however, did not 
order the removal of the faci l i ty. The court, how
ever, did order the District of Columbia to fi le a 
plan of abatement regarding certain nuisances, 
including prisoner escapes and air and water 
pol lut ion. 

A serious prison disturbance which occurred at 
the prison complex on December 25, 1974, led to 
increased concern by the County of Fairfax over 
security at the reservation. On January 7,1975, the 
Board of Supervisors of Fairfax County adopted a 
mot ion stat ing that it is the policy of Fairfax Coun
ty that the only ult imate solut ion acceptable to the 
County is a phasing out of the Lorton correct ional 
faci l i t ies. The County Board has also indicated its 
concern over problems at the reservation deal ing 
wi th bui ld ing and fire code compl iance, provision 
of County fire and rescue services and reimburse
ment for these services, and water and air pollu
t ion created by the operation of the faci l i t ies. 

Fairfax County Water Authority 
The Fairfax County Water Authori ty operates a 

major water treatment works on the Occoquan 
River near Occoquan, Virginia. The reservoir has a 
max imum safe yield of 65 mi l l ion gallons per day 
and the three interconnected treatment plants 
have a cert i f ied capaci ty under permit of 111.6 
mi l l ion gal lons per day. The Water Authori ty has 
purchased a former quarry located adjacent to the 
t reatment works and Route 123 to use for recycl
ing f i l ter backwash water. This wil l al low the 
Author i ty to e l iminate the discharge of untreated 
water treatment wastes below the lower Occo
quan dam. 

Vulcan Quarry 
The quarry is located along the Occoquan River 

west of Ox Road (Route 123). The quarry is to the 
west of the former quarry in a more isolated loca
t ion and contains an asphalt batching plant that 
has operated wi thout serious complaint for the 
last several years. In the new location, quarrying 
operat ions can cont inue to take advantage of the 
high-grade stone in the area. 
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Under the present special use permit, the 
County is enforcing t ight performance standards 
on the quarry operat ion. Enforcement of the stan
dards has been suff ic ient ly successful to keep 
complaints to a min imum. 

Cont inued easy and economical availabil i ty of 
quarry products is an important resource. There
fore, this locat ion should cont inue to be assessed 
as to the public costs and benefits associated 
wi th extract ion uses. (Potential extract ion sites 
are summarized on t he Countywide Potential 
Mineral Resources map.) 

Under the c i rcumstances, it is appropriate to 
al low the natural resources overlay distr ict to 
determine whether cont inu ing quarrying can take 
advantage of the high-grade stone wi th accom
panying benefi ts to the County, wi thout inordinate 
impacts. Under that process, a natural resources 
extract ion permit needs to be approved by the 
Board of Zoning Appeals every five years after an 
evaluation and recommendat ion by County staff. 

If extract ion cont inues to be permit ted, extrac
t ion needs to be predicated on the assumpt ion 
that severe slopes, especial ly adjacent to swales 
and streams, wil l not be d is turbed so as  to pose a 
direct threat to stream water quality. Conse
quently, l imits of c lear ing for proposed extract ion 
sites must not encroach on severe slopes in such 
a manner as to render impossib le sediment con
trol and/or visual buffer ing for nearby residents. 
Further, sediment contro l measures should be 
adequate to control sheet, r i l l , or gully erosion as 
per the guidel ines of the County sediment and ero
sion control inspectors andfor ordinance, which
ever measures are more str ingent. 

YrsmpGrrtstien 
Ox Road, Lorton Road, Pumaee Road, Silver-

brook Road, and Heoes Road are the major roads 
traversing the Sector LP1. Other roads are private 
roads associated wi th the O.C. correct ional facil
ity. The Virginia- Department of Highways and 
Transportat ion has no programmed improvements 
for th is sector, but the D.G. City Counci l has 
stated Its intention to bui ld a perimeter road 
around the prison  to improve security.  No bus ser
vice is of fered, to or through the sector. 

Pubiie Pgeil lf les 
Fire and Rescue Services te Sector LP1 have 

been provided by the Lorton Stat ion, Company 
#19, and in the future may Be based oh a contrac
tual agreement between Fairfax County and the 
Distr ict of Columbia. 

I n w l r e n m e n t 
A portion of the stream valley and adjacent 

land within this Planning District/Planning Sector 
is within the dam failure impact area for a pro
posed or existing dam. The extent of development 
within these impact areas should be minimized in 
the interest of public welfare and safety. For 
details  on the extent of this area, refer to the sec
tion on potential dam failure impact areas, in the 
Environmental Chapter. 

RECOMMENDATIONS 

Land Use 
A. The County should continue to seek im

provements to assure an adequate security 
system at the Distr ict of Columbia Department of 
Corrections. 

B. Necessary improvement to Silverbrook 
Road and Lorton Road should be provided or 
programmed. 

C. Environmental resources such as steep 
slopes, wooded area, and streams in the sector 
should be protected f rom uses that would pre
c lude their own space potent ial . 

0. Acreage should be acquired on the northern 
boundary of Distr ict of Columbia Department of 
Correct ions property, if any were to be declared 
surplus, for use as local-serving parkland related 
to projected development in the Lower Pohick. 

£ If the entire property of the Distr ict of 
Columbia Department of Correct ions should be 
declared surplus, its re-use should be planned as 
a unit. For example, either the State of Virginia, 
Northern Virginia Regional Park Authori ty, or Fair
fax County Park Authori ty might develop the 
acreage for mult i faci l i ty, regional-serving park 
use. 

F. Acquire parkland along the South Run 
stream valley in accordance wi th the Fairfax 
County Stream Valley Policy. 

G. Any development within the I-9S and Ox 
Road corridors along their southern entrances to 
Fairfax County should contr ibute to the main
tenance of an attractive "ga teway to Fairfax 
County." Al l future development should be 
located, designed, accessed, buf fered, and 
screened, where necessary,  to help further the 
at tainment of the "Gateway" concept. High-
qual i fy , well-designed private and public develop
ment wh ich can serve the needs of the expanding 
residential areas, visitors and campers wi l l  be 
sought and encouraged. 

H. Residential inf i l l  of the remaining privately-
owned land in the sector should be at no higher 
densi ty then 1 dwel l ing unit per acre. 

TfEnagfSftstiSKi 
A.The transportat ion recommendat ions for this 

sector are included in the Transportat ion sect ion 
of the Plan. 
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LP 2 S H I R L E Y C O M M U N I T Y 
P L A N N I N G S E C T O R 

Land Use 
This sector lies between 1-95 and the eastern 

boundary of the Distr ict of Co lumbia Department 
of Corrections inst i tu t ion. The southern t ip of the 
area borders the Occoquan River. The area is 
largely undeveloped, a l though there are some 
scattered, low-density, s ingle-family dwel l ings 
and ins t i tu t iona l /pub l i c f ac i l i t i es uses. The 
general character of the area is rural and isolated. 
Along Lorton Road there are parcels zoned for 
shopping centers or motels. 

OecoquanfFumace Road Area 
This area has a number of locat ional and other 

features which l imit i ts development potent ials: 
• The Lorton penal ins t i tu t ion property on the 

west and 1-95 on the east and south effec
tively block the area f rom surrounding areas. 

• Good road access to the area is lacking. 
• The area has severe topographic contours 

and stream valley areas wh ich l imit the at
tractiveness of the areas for industr ial uses 
which require relatively level ground. 

• The area is not sewered and has marginal 
soils for septic tank type sewage treatment. 

• The residential at t ract iveness potentials of 
the area are l imi ted by the area's locational 
features and lack of roads and sewers. 

• Environmental considerat ions indicate a 
sensit ive area and proposed development 
should be assessed for potent ial environ
mental impact. 

Transportation 
The dominant feature of t ranspor tat ion In his 

planning sector is 1-95, wh ich provides excellent 
access via the Lorton in terchange to points north 
and south of th is sector. East-west access is pro
vided along Lorton Road and Silverbrook Road. 
Sanger Street provides the only entrance off Lor
ton Road into the sector 's predominant residential 
area, southwest of the Interchange. Road access 
to the southernmost part of t he sector is l imited  to 
Furnace Road that traverses the sector north to 
south. On the north, Furnace Road intersects Lor
ton Road. On the south, Furnace Road meets 
Route I just before Route I crosses the Occoquan 
into Prince Wi l l iam County. Whi le 1-95 comes 
through the southern t ip of th is area, there is 
access only to the northbound lanes of 1-95 at th is 
locat ion. 

Environment 
This area is located in the Mi l l Branch watersh

ed and, specif ical ly, conta ins Giles Run and its 
f loodplains at the eastern edge; the stream valleys 
of th is channel, including extensive steep slopes 
(15 percent), af fect the entire area. Because of i ts 
locat ion in the Coastal Plain Geologic province, 
the area lies in a zone of sensit ive aquifer 
recharge; marginal soi ls for sept ic tanks also 
exist here. 

Giles Run f loodplain and s t ream inf luence zone 
begin northwest of Lorton and cont inue through 
the north and southeastern edge of th is area form
ing the basis of the Gi les Run Environmental 
Quali ty Corridor. 

Shopping 
The nearest shopping centers are across the 

Occoquan River in Woodbr idge or north on 1-95 at 
Springf ield. 

Housing 
Existing housing is low-density, single-family 

residential. Many of the fami l ies who live in Sector 
LP2 are long-time residents of the Lorton area. 

D .C . D E P A R T M E N T 
OF C O R R E C T I O N S 

Public Facilities 
Schools 
Lorton Elementary School is located wi th in the 

sector. 

Parks, Recreation and Open Space 
There is no public parkland wi th in the sector. 

Sector residents wil l be within c lose proximity of 
the 400-acre recreational complex being re
claimed as part of the regional landfi l l project in 
the southern part of the Lorton complex. However, 
neighborhood recreation areas wil l s t i l l be 
needed. 

RECOMMENDATIONS 

General 
Any development within the 1-95 corr idor along 

i ts southern entrance to Fairfax County should 
contr ibute to the maintenance of an at tract ive 
"Gateway to Fairfax County." All future develop
ment should be located, designed, accessed, buf
fered, and screened, where necessary,  to help fur
ther the at ta inment of the County's "Ga teway" 
concept. High-quality, well-designed private and 
public development which can serve the needs of 
the expanding residential areas, v is i tors and 
campers wi l l be sought and encouraged. 

Area North of Lorton Road 
The area bounded by the D.C. correct ions 

faci l i t ies on the west and north, Shirley Highway 
on the east, and Lorton Road on the south is zon
ed for mul t i fami ly and commercial uses in its 
southern half and for residential densi t ies of 1-2 
dwel l ing uni ts per acre on the remainder. The Plan 
recommendat ion acknowledges and cont inues 
the present zoning. 

No addi t ional higher intensity uses are planned 
for the area and none should even be considered 
unti l adequate access has been assured and it 
has become apparent that higher intensity uses 
rather than low-residential densi t ies are a 
desirable approach to the development of the 
area. Consol idated or coordinated development 
should take place to straighten Silverbrook Road, 
achieve a Silverbrook/Lorton Road intersect ion at 
an adequate distance from the Shirley Highway 
ramps, and al low easy access to the realigned 
Silverbrook Road. 
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The f i l ing of any new rezoning cases on the 
tracts presently zoned for commercial or mult i-
family should  be used as an opportunity to recon
sider the densit ies planned for the area. No new 
rezoning appl icat ion should be granted intensit ies 
inconsistent wi th topography, access, and dis
tance to shopping faci l i t ies, even though that 
means lowering the zoned densit ies in the area. 

Given the present and proposed land-uses and 
the development const ra in ts of the area, the intro
duct ion of industr ial uses, especially heavy in
dustr ia l uses on a small-scale basis, would be very 
undesirable. 

Under special use permit procedures, the 
County is enforc ing f igh t performance standards 
on sand and gravel operat ions. 

Cont inued easy and economical availabil i ty of 
sand and gravel products is an important re
source. This si te should be assessed as  to the 
public cost and benefi ts associated wi th extrac
t ion uses. 

Under the c i rcumstances, it would be appro
priate  to al low the natural-resource-extraction per
mi t process to determine whether an extract ion 
operation could take advantage of the materials 
on this si te wi th accompanying benefits to the 
County, wi thout accelerating deterioration of 
Silverbrook Road, increasing danger to users of 
that road, impact ing adversely on the surrounding 
Lorton communi ty or increasing noise and danger 
to the Lorton School populat ion. The stabi l i ty and 
l ivabil i ty of the Lorton area wi l l suffer if there is 
any nuisance associated wi th the extract ion of 
materials f rom this site. 

If extract ion is eventually permitted, proper 
development^ crt the s i te must reflect land use 
suitabi l f ty consistent" w i t h " environmental con
straints. It is imperat ive that steep slopes and 
drainageways be retained in their natural state. 
These restr icted areas would serve as buffer 
zones, inhibi t ing off-site erosion and associated 
water quality impacts.  To insure environmental 
compat ib i l i ty w i th in the remaining acreage, 
strong adherence to sediment control measures, 
especial ly wi th f ield maintenance, is compulsory 
for mi t igat ing increased runoff and related sedi-

^ s r n ^ t a t t s r r ^ u n r t o - c o n s t d e r t h e s e potent ial en
vironmental ef fects could disrupt the site's 
physical system and seriously affect cont iguous 
natural communi t ies. Furthermore, any extract ion 
would need to be predicated on the assumption 
that the s i te would be restored in such a condi t ion 
that a use wi th in the adopted Comprehensive Plan 
could be accommodated easi ly and inexpensively. 

Lotter? Special Area 
Environmental Overview 
Development wi th in th is sector involves several 

environmental issues and factors. These include 
an extensive f loodplain associated wi th the Giles 
Run stream valley, d i f f icu l t slopes and land form 
conf igurat ion, widely distr ibuted quality vegeta
t ion resources, a substant ia l highway noise im
pact zone associated w i th 1-95, numerous visual 
concern or opportuni ty features, and mixed devel
opment assets and l iabi l i t ies because of indi
genous soil/geologic character ist ics and man-
made development hazards. Related transporta
t ion and land use concerns center around the ac
compl ishment of adequate ingress/egress for 
development proposals and topographic compli
cat ions which might frustrate that objective; pro
tect ion of exist ing stable single-family detached 
residents from visual, highway  . r hydrologic im
pacts result ing from addit ional development; and 
al locat ion of reasonable and buildable uses for 
the more di f f icul t port ions of the study area. 

The environmental analysis fol lows the se
quence found in the Project Impact Evaluation 
System/Environment, i.e.. geology, topography, 
hydrology, soils, vegetat ion, wildl i fe, open space 
resources, visual impacts, noise pol lut ion and air 
pol lut ion. This methodology operates as a con

t inuum from inventory to analysis to land use 
suitabi l i ty. (More detailed or supportive informa
t ion is available from the Off ice of Comprehensive 
Planning.) The Sensitive Environmental Factors 
map defines the constraints or open space net
work (conservation area) for the area. The Land 
Use, Open Space and Circulat ion Recommenda
t ions map gives recommendations regarding 
those features which are environmentally accep
table for the area. 

The rationale behind the Recommendations 
map can be summarized as fol lows: 

1. Potential ly unstable or severely disturbed 
areas are planned for complementary low-bearing-
load land uses which can more readily deal wi th 
these l imitat ions. For example, given proper 
s i t ing, extremely low-density residential uses are 
more adaptable to d i f f icul t si te condit ions such as 
sl ippage clay than heavy commercial or industr ial 
land uses. Likewise, a major open area recreation 
faci l i ty like a golf course could be constructed 
over the inert landfi l l wi thout risking extensive 
damage from consol idat ion of the underlying 
materials. 

2. Areas underlain by more stable sand and 
gravel or saproli te (weathered bedrock) are 
designated for residential uses at an intensity 
suitable for site condit ions—topographic, soi l , 
vegetation and noise—and adjacent land uses. 

3. Severe slopes and/or l imit ing landforms are 
generally planned for low-density residential uses. 
In most cases, these areas could not accept 
moderate-density residential uses without exten
sive, disastrous site clearing and grading. 

4. Floodplain, poor-bearing and severe slopes 
are delineated as open space or wi ld l i fe habi tat 
areas. Clearing is not recommended in these 
areas although lot l ines may extend into the open 
space system. 

5. Minimal or no clearing is generally recom
mended for erosive valley wail soi ls. 

6. Areas wi th characterist ical ly poor soi ls for 
septic fields are treated wi th larger lot zoning in 
order to faci l i tate locat ion of a suitable f ield. 

7. Specimen trees are almost universally re
tained as open space elements. 

8. Visually lower qual i ty woodlands are recom
mended for greater clearing to accommodate de
velopment vis-a-vis high-quality forested areas. 
Visually prominent landforms are recommended 
as focal points for new development. 

9. Highway noise zones are treated wi th a 
larger lot plan approach so that the unit and yard 
area can be located outside of the impact zone. 

10. Circulat ion is designed to provide an over
all ingress/egress plan which minimizes stream 
crossings and impacts on exist ing neighbor
hoods, and sites roads in conformity with the 
slope and shape of the topography. 

General Recommendations 
Assuming general adherence to this Plan by 

future development, specif ic recommendations 
and guidelines are also necessary. 

A. Where favorable soil condit ions permit, 
future development should incorporate on-site 
stormwater management systems for quantity 
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regulat ion and qual i ty improvement. For residen
t ia l uses, these systems include: 

1. sumps to the low side of individual unit 
for inf i l t rat ion of roof, pat io and driveway runoff 
(care is necessary to avoid impact ing septic 
f ields); 

2. perimeter dikes or rock f i l ters along the 
cleared port ion of all lots, especial ly at the top 
of valley wal ls or s lope landforms, to intercept 
and inf i l t rate overland f low before it can con
centrate and erode the valley wal ls ; 

3. rock pool ing of al l road culvert outfal ls for 
that d is tance necessary to reduce runoff below 
cr i t ical ly erosive veloci t ies; and if needed, 

4. the insta l la t ion of check weirs at ap
propriate intervals down s lop ing swales to 
reduce runoff below cr i t ica l veloci t ies. 
In order to main ta in pre-deveiopmeht inf i l tra

t ion rates and hence avoid an adverse impact on 
domest ic well per formance, inf i l t rat ion systems 
should be designed to accommodate approximat
ely one acre-foot of rainfal l per d isturbed acre per 
year. (This is an average inf i l t rat ion value for the 
Coastal Plain geologic province where this sector 
is situated.) 

For extensively altered areas, a detention/ 
retent ion pond system may be more desirable 
than inf i l t rat ion systems. For example, one large 
pond in the Giles Run stream val ley, serving both 
f lood control and recreation purposes, might be 
the most acceptable method to accommodate 
changes to the natural coef f ic ient  of runoff. An ad
di t ional benefit  of the pond would be control of 
sediment and the suspended load which might 
otherwise adversely impact the Massey Creek 
wet lands and estuary. Soi l /geologic condit ions 
wil l d ic ta te the acceptable design and nature of 
such systems. 

B. Given the irregular and somet imes unpre
dictable s l ippage clay d is t r ibut ion within the 
Coastal Plain, it is recommended that all sector 
development proposals require only minimal si te 
work (i.e., cut and fill). If necessary, parcel con
sol idat ion should occur  to accompl ish topograph
ical ly sensit ive ingress/egress. On-site borings 
should accompany all development programs; 
review by the Geotechnical Board wil l also be 
necessary for much of the area, especial ly con
cerning drainage methodologies. 

C.  As a corol lary to Recommendat ion B, cir
culat ion and unit s i t ing should occur in concert 
w i th the slope and shape of the land forms. 

D. Where qual i ty vegetation and/or specimen 
trees have been mapped, sensit ivi ty to and hence 
minimal clearing of these resources is expected. 
Again, parcel consol idat ion is recommended 
rather than clear ing areas to achieve balanced cut 
and f i l l on topographical ly d i f f icu l t s i tes. 

E. Larger lot resident ia l uses are proposed for 
the 1-95 noise impact envelope so that units and 
yards can be set outs ide or near the edge of the 
impact zone. In some s i tuat ions micro-topo
graphic variat ions may produce either noise-
protected areas or tunnel ing of excessive noise 
levels. In such areas, residential development 
should consider these ef fects in unit and/or yard 
s i t ing. 

F. Any recommendat ions for the fol lowing 
tracts which a l low subdivisions w i th lot sizes of 
less than 80,000 square feet are cont ingent upon 
the provision of publ ic water supply. 

G. Recommendat ions for p ipestem lots or 
private driveways are cont ingent upon adequate 
compl iance wi th the Fairfax County Public 
Faci l i t ies Manual. 

H. Recommendat ions for groundwater re
charge are made where that would be signif icant 
in maintain ing a water table which supplies local 
wells. 

I. Hardpan is pointed out because it can in
terfere wi th sept ic systems and because infi l tra
t ion, where desirable, wi l l have  t o penetrate the 
hardpan. 

Land Use, Open Space and Circulation 
Recommendations 
Where appropriate resident ial densit ies are not 

specif ied in the text, the Plan map must be con
sulted for the recommended density range. The 
text is meant  to be read wi th frequent references 
to the maps in the text and the Area IV Plan map. 

Tract A 
A. Residential uses are appropriate for the 

"bu i ldab le" port ion of the tract. 
B. Placement of homes should recognize that 

a noise impact zone may develop from the widen
ing of Lorton Road to a four-lane faci l i ty and that 
the septic rat ing is variable due to high-perco
lation (infi l tration) rates on sand and gravel. 

C. Development should also take advantage of 
the possible posit ive visual or ientat ion to swales 
and f loodplains, which are unsuitable for develop
ment, and should preserve the excellent qual i ty 
young beech forest wh ich is located in swales, 
along valley wal ls , and in a port ion of the upland. 

D. East of the extensive Giles Run f loodplain 
(which contains an aesthet ical ly high-quality 
stream and leads into steeply s loping swales 
cut t ing the plateau and valley wall), development 
densit ies should be compat ib le wi th the exist ing 
communi ty and comply wi th septic field regula
t ions. 

1. Given the proposal for the widening of 
Lorton Road, addi t ional driveways are dis
couraged. Access should be by internal sub
division streets. 

E. West of the f loodpla in, the plateau and 
slopes up to 35 percent (which contain erosive 
soils) require more sensit ive t reatment. 

1. For a l imi ted port ion of the plateau, 1-2 
dwel l ing uni ts per acre is appropriate. 

2. For the rest of the primary plateau, 
however, given the steepness of the slopes, 
septic requirements and the qual i ty of exist ing 
vegetation, development at .5-1 dwel l ing unit 
per acre is more acceptable. 

3. Access should be to 5th Place and Lor
ton Road improved. A publ ic road can be con
structed from the tract  to Lorton Road along 
the westernmost border of the study area. This 
wi l l be out of the f loodplain and, upon widening 
of Lorton Road, free of any sight d is tance prob
lems. Internal cul-de-sacs or pipestems should 
match the topography. 

4. Clearing should be restr icted to that 
necessary for the units, roads, driveways and 
septic f ields. All monarch trees such as those 
along the valley wal l should be protected. 
F. The westernmost s lope and plateau is a dif

f icult area. If access must be internal to the tract , 
only development at .2-.5 dwel l ing unit per acre 
seems possible wi th units restr icted to the 
plateau top. The valley wal ls must be kept in ex
ist ing vegetative cover. 

Tract B 
A.A variety of land uses could be accom

modated on this property. All the uses should pro
vide groundwater recharge. 
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B. Limited commercia l development could 
occur along Lorton Road where slopes are accep
table, vegetation resources l imited and traff ic 
levels high. Buffer ing and design considerat ions 
relative to height, l ight ing and sound levels are of 
paramount importance, however, in order to pro
tect adjacent residential uses. 

C. On the remainder of the tract, low-density 
residential uses are sui table. Severe slopes and 
the plateau top, which has a view of" Gunston 
Cove, could be developed conventionally at .2-.S 
dwel l ing unit per acre and accessed via private 
driveways or pipestems. Oevelopmenf at .3-1 
dwel l ing unit per acre is desirable at the base of 
the slops and in the 1-95 noise zone, which 
substant ial ly impacts the southern one-third of 
the property. The rtdgel ine partial ly mit igates the 
noise impact zone. Where the ridge ends, noise 
penetrates roughly 300 feet in to the tract. Develop
ment at 1-2 dwel l ing uni ts per acre could be 
accommodated on the more gent le slopes 
towards the north and western edge of the tract 
south of the commercia l area. Because of the 
severe slopes, which approach 40 percent and 100 
percent in localized areas, str ict l imitat ions 
should be placed on c lear ing. 

D. Development should be consistent with in
f i l t rat ion rates, which may be too high for septic 
f ields; not overload steeply sloping swales, as ero
sion is a concern; recognize that the slopes and 
swales afford unique opportuni t ies for innovative 
housing types (pole and beam); and honor the ex
cellent qual i fy hardwoods and scattered beech in 
the northern two-thirds of the tract. 

E. Exist ing commercia l zoning south of that 
immediately adjacent to Lorton Road should not 
be implemented because it wou ld likely physical ly 
alter the site to the extent that adjacent residen
t ial properties would be impacted by neon l ights 
and commercial t raf f ic levels. Use of the property 
should  be as shewn on the Area IV Plan map. 

F Addi t ional development, at th is t ime, of the 
area immediately west  of 1-95 at Lorton Road is 
not recommended. The present access is not 
readily attract ive to development and improved 
access may alter the or ientat ion of some parcels 
to the interchange. At such t ime as the redesigned 
interchange is determined, the staf f can evaluate 
the design and recommend the appropriate rela
t ionship of uses  to the interchange. If the present 
Lorton School is vacated before such improve
ment is made, the structure should remain in 
public ownership, wi th only temporary interim 
uses permitted, until the interchange area is 
replanned. 

Traet C 
A. Residential inf i l l development, using ex

ist ing streets, is appropriate. 
B. Exist ing development densit ies (I dwel l ing 

unit per acre) are appropriate except in the small 
swale area along the southern border where 
parcel consol idat ion to create two-acre lots may 
be necessary for proper septic field operation 
because of f loodplain soi ls . 

C. Development should provide for local in
f i l t rat ion to be incorporated into the stormwater 
system design to provide groundwater recharge. 

D. Development should retain the wooded ap
pearance which wi l l  be mainta ined in part by trees 
preserved along property l ines and adjacent to in
dividual homes. 

E. Extension of 3rd, 4fh and/or 5th Place 
streets must be accompl ished at the t ime the tract 
develops. 

Tract D 
A. Residential uses are appropriate; noise im

pacts, micro-topography, f loodplain and vegeta
t ion resources suggest varying densit ies. Develop
ment should provide for groundwater recharge. 
Locally steep areas in the vicinity of small swales 
should be treated sensit ively to minimize soils 
erosion. 

B. Unit or ientat ion should use the topography 
for noise buffer ing and site enhancement. A view 
orientat ion towards Giles Run and the small 
swales appears desirable. Noise buffer ing is also 
accompl ished by si t ing  on the reverse slope from 
1-95. 

C. Along 3rd Place, development at 1-2 dwel l ing 
uni ts per acre is appropriate provided that septic 
systems can be accommodated  on less than two-
acre lots. 

0 . In the area immediately south of Cooper 
Drive and west of Sanger Street, development at 
1-2 dwel l ing uni ts per acre would be compat ib le 
wi th exist ing development. 

E For the high-quality vegetation area farther 
south, development at .5-1 dwel l ing unit per acre 
would be more protective. Units should focus on 
the smal l wooded swale between this area and 
that to the north of the Giles Run f loodplain. Very 
selective clearing should be at tempted in order  to 
preserve the high-quality woodland appearance. 
No specimen trees, which include scattered mon-
archs in the northern part of the area, should be 
cleared. 

F. Farther south, the vegetation deteriorates in 
quality, highway noise impact is greater, and 
swale soi ls and clay deposi ts may l imit usable 
septic f ields. Therefore, development at .5-1 dwell
ing unit per acre is recommended with develop
ment set well back from 1-95. 

G. The southern extension is l imited by flood-
plain on the west and noise on the east; if any ad
di t ional residential development occurs here, it 
should be kept as far f rom 1-95 and as d o s e as 
possible to the f loodplain l imit and occur at a very 
low density (.2-3 dwel l ing unit per acre). 

H. The open space areas shown for retention 
are swales, steep slopes, qual i ty trees, monarchs 
and plateau tops where noise impact is great. 

1. Circulat ion throughout should be to Sanger 
Street f rom topographical ly responsive pipestems 
or cul-de-sacs. 

Traet if 
A. Low densi ty resident ial uses are ap

propriate on this t ract , which may have clay on the 
upland port ions. The clay can l imit septic opera
t ion , and could  bs sl ippage clay. 

B. Development at 1-2 dwel l ing uni ts per acre is 
sui table for the upland. The topography, which 
can lead to substantial erosion unless develop
ment is sensitive to landforms, and the quality 
vegetation should be recognized as an oppor
tuni ty for sensit ive development. Care is needed 
to avoid a massive monotonous design on the up
land port ion of the site. 

C. Slopes wi th quality vegetation should be de
veloped at a lower density, i.e., .5-1 dwel l ing unit 
per acre; however, extensive l imi ts of clearing wi l l 
st i l l  be necessary. Two steep stream swales, 
which are dist inct site amenit ies, run easterly 
across the tract and empty into Giles Run. Adja
cent to the swales, two quali fy vegetated areas 
coincide wi th plateau edges and severe slopes 
(approaching 30 percent  in places) and contain 
scattered beech frees. The streams and swales 
should be used for unit or ientat ion. 

0 . Circulat ion should be through Sth Place, 
and probably 3rd Place, to Lorton Road improved. 
Alternate access through Tract G along an exist
ing gravel road al ignment would be desirable if the 
road were improved sl ightly and used for emer
gency purposes only. 

Tract F 
A. Residential development at 1-2 dwell ing 

units per acre can be accommodated on the 
uplands. 

8. The slopes in the western corner, which ap
proach 35 percent along the sharp valley wal ls 
that descend into the swale, should be kept in 
natural cover. A similar buffer along Furnace Road 
is appropriate. Clearing of the wooded tract with 
its high-quality mixed hardwoods should be care
fully restricted and control led. 

C. The prison faci l i ty which is immediately 
west and downhi l l  of the tract wi l l  be buffered by 
retent ion of the natural cover on the slopes in the 
western corner. 

O. Units should use the swale that those 
slopes descend into as a focal point and be ac
cessed by common driveways onto Furnace Road. 

E. No on-site disposal of cut materials should 
occur at the expense of the exist ing cover. 

F. On-site inf i l t rat ion should be employed. 
G. Any development of the area must accom

modate the hardpan soi l condi t ions. 

Tract € 
From west to east, the tract is an upland 

plateau, steep valley wal l (§0 percent slopes), 
gent le undulat ing ridges and swales and flood-
pia in. The sharp points and ridges offer spec
tacular v iews of the woods and f loodplain. 
Unstable sl ippage clay is mapped for steep slope 
areas in the center and southern port ions. Rough 
topography to the east suggests addit ional slip
page clay there. Gravel caps the uplands and has 
been mined in the past.  An inert landfi l l occupies 
the massive southern swale on the tract and pre
sents nearly Insurmountable development d i f f icu l 
t ies, as consol idat ion of tree stumps, l imbs, etc. 
wi l l take decades. Steep slopes and ridgelines 
border the landfi l l s i te on the north and south. 

Quality hardwoods coincide wi th the uplands 
and slopes at the northwestern corner and exist 
a long the clay slopes in the center  of the tract. The 
majori ty of the site has marginal quality mixed 
hardwoods and pine. The pine are being cut f rom 
the area immediately north of the landf i l l . The ac
tive port ion of the landf i l l  is total ly unvegefated, 
a l though some reseeding has been at tempted in 
the o ld gravel p i t areas on the plateau top. 

A. All of the factors stated above demand an 
imaginat ive plan for an ul t imate use of th is site. 
Consequently, it is recommended that a gol f 
course (public or private) be designated as the 
ul t imate use for the tract. Approximately 1S0 
acres have been included in th is tract, w i th the 
natura l l imi ts of the clay and qual i ty vegetation to 
the north and slopes to the south serving as log
ical breakl ines. 

S. Any development plan for the use of th is 
t ract should recognize that slope stabi l i ty prob
lems and erosion potentials must be overcome. 

C. A pond or lake in the Giles Run f loodplain 
should be seriously considered for stormwater 
control in view of the unstable clay hazard of the 
area. 

Tract H 
A. Development should respect the specimen 

wi l low oak (36" diameter) west of Furnace Road 
and the most ly good quality mixed hardwoods on 
the tract . If Tract G is ult imately developed as a 
recreation facil i ty, the spectacular focal point af
forded by the faci l i ty should be used to advantage. 

B. Conventional development should avoid the 
steep and irregularly shaped slopes (25 percent) 
wh ich bound the plateau and fall mainly towards 
the north and east, the small but steep-sided 
swale which cuts the upland near the south 
corner, the I-95 noise zone, and the slippage clay 
present on some slopes. Cutt ing on slopes, espe
cial ly those with clay, should be restricted. 
Development and drainage proposals must be 
carefully designed to avoid destabil ization of the 
s lopes and subsequent erosion. 

C. Development should take into considera
t ion the hardpan soils on the uplands. Excessive 
inf i l t rat ion on slopes may also be a problem. 

D. Residential infi l l at 1-2 dwell ing units per 
acre is acceptable on that portion of the gravel 
cap outside the noise zone. Only l imited clearing 
is recommended. 

E. Although five-acre lots would be best in the 
northeastern portion of the tract, development at 
.5-1 dwel l ing units per acre Is possible with suff i
cient attent ion to environmental constraints. 

F. Land grading for access should be l imited. 
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Tract I 
A. Development at 1-2 dwel l ing uni ts per acre 

j sui table on th is tract, which presents relatively 
few development d i f f i cu l t ies , 

B. Clear ing should not take place on the steep
est por t ion of the swales or on the port ion of the 
tract ad jacent to the Lorton faci l i ty which is the 
only area left in hardwoods. 

C. Development should take into considera
t ion the hardpan soi ls. 

Tract J 
A. Low density residential development is ap

propriate because of the I-95 noise zone which is 
especial ly pronounced east of Furnace Road, 
severe s lopes (up to 30 percent), sl ippage clays, 
poor so i ls , shal low rook, and qual i ty hardwoods 
throughout the tract. 

B. A severe swale (shown as an open space 
area separat ing the northern and southern por
t ions of the tract on the recommendat ions map) 
starts adjacent to Furnace Road and extends west 
into the Lorton faci l i ty. This swale should definite
ly be used as a design element, as should the 
other at t ract ive slopes and swales in this tract. 

C. Development should recognize the exten
sive soi ls problems of the tract. The soil type 
found in the southern port ion has an extremely 
poor record for sept ic f ield operat ion. Inf i l trat ion 
on the swales and slopes throughout the tract 
may be excessive, and the presence of clay in a 
port ion of the tract argues against on-site infi l tra
t ion sys tems for stormwater. Development should 
be especial ly concerned w i th erosion and slopes 
stabi l i ty on the steeper port ions of the tract. 

D. Nor th of the severe swale, a density greater 
than .5-1 dwel l ing unit per acre should not be at
tempted. Access should be a p ipestem, private 
drive, etc.  to the r idgetop for s ight-distance pur-

oses and also to avoid a cost ly and environmen-
.ally d isrupt ive crossing of the swale adjacent to 
Furnace Road. 

E. South of the swale, noise and soi l problems 
suggest that .5-1 dwel l ing unit per acre is ap
propriate; th is al lows for a greater opportuni ty to 
f ind su i tab le areas for septic f ie lds. If any units 
are proposed for the area east of Furnace Road, 
they should at tempt to use local topography as a 
shield f rom 1-95. Care wil l be needed to access 
these uni ts to Furnace Road at a suitable sight 
d is tance locat ion. 

Tract K 
A. Development or redevelopment at 1-2 dwell

ing un i ts per acre is sui table for the plateau top. 
Development should take into considerat ion the 
hardpan soi ls . 

B. The severe slopes which bound the plateau 
top on the north and east and wh ich contain ex
cel lent qual i ty hardwoods, should not be cleared. 
The s lopes and swales provide obvious focal 
points for new development. 

C. Access should be by the exist ing private 
road. 

Tract L 
A. Development at .5-1 dwel l ing uni ts per acre 

is acceptable on this property wh ich consists of a 
plateau that may have a hardpan and is bounded 
on the south by severe slopes conta in ing quality 
hardwoods. Since I-95 is in ful l view and places the 
complete t ract in a noise impact zone, a zero lot 
line type of unit should be considered if septic 
l imi ta t ions do not rule th is out. Unit s i t ing within 
the treel ine on the upper port ion of the valley wall 
would be acceptable and desirable. 

ransportation 
A. The transportat ion recommendat ions for 

this sector are included in the Transportat ion sec
t ion of the Plan. 
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LP3 M A S O N N E C K C O M M U N I T Y 
P L A N N I N G S E C T O R 

The shaded area represents the 
the Route 111-95 Industrial 
Corridor Area. 

The shaded area represents 
the Colchester Road Area. 

The shaded area represents 
the Occoquan/Furnace Road 
Area. 

The major portion of the Colchester Road area 
and minor segments of the Route 1/l-SS Industrial 
Corridor area and the Oceoquan/Furnaee Road 
area are contained wi th in this sector. The large 
shaded area on the sector map, which is oriented 
toward Gunston Road and Old Colchester Road, 
designates the Colchester Road area port ion within 
the sector. The smaller shaded area to the left and 
the one to the far left designate the Route 1/1-95 In
dustrial area portion and the Oecoquan/Furnace 
Road area portion, respectively, which are located 
within the sector. 

Land Use 
Colchester Read Area 
Substantial acreage is utilized for single-family 

home sites but most of the area is vacant. There is 
no commercial or industrial usage. However, there 
is a landfil l that has altered the terrain signifi
cantly. 

The signif icant environmental resources and 
amenities of Mason Neck form attractive additions 
to the wooded, roll ing environment of the area 
itself. The area serves at present, and should con
tinue to serve, as a buffer between the high-inten
sity uses in the Route 1 and i-95 corridor and the 
very low-density, environmental preservation area 
of Mason Neck. 

Gunston Road, the major accessway to Mason 
Neck, divides the area and Old Colchester Road 
provides a boundary wi th the Mason Neck area. 
From the standpoint of environment, the area of
fers signif icant amenit ies including a remarkable 
view of Mason Neck and the Potomac River from 
the top of the landfi l l site. The soils are not well 
suited to septic tank usage, indicat ing the desir
ability of sewerage to serve development in the 
area. The largely undeveloped character of the 

area presents an opportunity for an integrated, 
planned approach to eventual development use of 
the area, though the exist ing pareelization of land 
in the area makes th is somewhat more di f f icul t  to 
achieve than would be true were the area un
divided. 

The area's locat ion and frontage on Route 1 
create pressures for industrial and warehousing 
type usages. There are exist ing uses of this type 
along Route 1. Old Colchester Road is not ade
quate for industrial truck traff ic and any future in
dustry should be total ly oriented to Route 1. In ad
di t ion, the connect ion between Route 1 and I-9S is 
not adequate to large volumes of traff ic. 

Housing demand in the area, as is apparent in 
Prince Wil l iam County just  to the south, is sub
stant ia l . The market image of the Lorton area, the 
proximity to access, jobs, and open space make 
this location suitable for mixed income residential 
development. 

Wildlife Management Area 
The U.S. Department of the Interior has estab

lished the Mason Neck National Wildl i fe Refuge 
as a natural habitat for the American bald eagle. 
Established under the 1966 Endangered Species 
Act, this National Wildl i fe Refuge was established 
expressly for the protection of the Southern bald 
eagle. Created to protect nature from man, and ad

ministered by the U.S. Fish and Wi ld l i fe Service, 
the refuge is approximately 950 acres. 

Because of its unique combinat ion of upland 
forest, low boggy areas and riverfront marsh, the 
Mason Neck Planning Sector serves as one of the 
important resting places for waterfowl migrating 
down the At lant ic flyway. The sector also has the 
southernmost stand of hemlock trees on the 
Potomac. The Mason Neck area has a long and 
successful history of preserving its unique en
vironment through strong and informed cit izens' 
resistance to development pressures. 

Remainder of Sector 
The most dist inguishing feature of the land use 

in th is sector is the large proport ion of land com
mit ted to park or open space. The Northern 
Virginia Regional Park Authori ty has developed 
the Pohick Bay Regional Park wi th nature trai ls, 
camping and boating faci l i t ies and one of the 
largest public swimming pools on the east coast. 
During the tour is t season, the regional park is one 
of the favorite spots for famil ies visi t ing the Na
t ion 's Capital . Because of its recreational faci l i
t ies and its close proximity to Washington, D.C. 
the park's campgrounds are in strong demand. 

The State of Virginia also has a large portion of 
th is sector dedicated to park usage. Plans for 
future development of these lands are yet unde
termined. 

The residential pattern is low-density, single-
family. Most of the residences are located in one 
of four subdivisions: Harbor View, Gunston 
Heights. Gunston Manor, or Hal lowing Point. 

There are isolated commercial uses along 
Route 1 in the sector, ranging from the Lazy Susan 
Restaurant overlooking the Occoquan to conve
nience stores and gasoline stat ions. 
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Transportation 
Richmond Highway, Old Colchester Road, and 

3unston Road are the major roadways wi th in th is 
j lanning sector. No highway improvements are 

currently programmed for this sector. Regular 
route bus service is not of fered to residents of th is 
area. 

Road access today is adequate for the level of 
uses recommended for th is plan. 

Public Facilities 
Schools 
Gunston Elementary School is located wi th in 

the sector. 

Parks, Recreation and Open Space 
Aside f rom the regional and state parkland on 

Mason Neck, the sector lacks communi ty park 
faci l i t ies. 

Other Public Facilities 
Gunston Fire Stat ion is located within the 

sector. 

Housing 
The low-density, single-family residential pat

tern is the only residential pattern in Mason Neck 
Sector. There are no mul t i fami ly units wi th in 
Mason Neck. 

Shopping 
There are no major shopp ing faci l i t ies avai lable 

to this area closer than Woodbr idge in Prince 
Wi l l iam County. A few smal l food stores and 
gasol ine stat ions are accessible on Route 1. 

. History 
Another d is t inguishing feature of Mason Neck 

Planning Sector is Gunston Hal l . The histor ic 
structure was the residence of George Mason, ori
ginator of the Virginia Bil l of Rights, and is l isted 
on the National Register of Histor ic Places. 

Environmental 
Colchester Road Area 
This area is located in the Pohick Creek and 

Mil l Branch watersheds and, specif ical ly, con
tains the main channel, lateral streams, and 
stream val leys of Pohick Creek in the northern half 
of the area. Because of i ts locat ion in the Coastal 
Plain geologic province, th is area is in a zone of 
sl ippage-prone swell ing clays and sensit ive aqui
fer recharge. These same factors also indicate 
marginal soi ls for septic tanks. 

The Pohick Creek and Mason Neck Environ
mental Qual i ty Corridors (EQC) pass through this 
area. The f loodplains of the Pohick are the major 
element of this EQC present in Colchester; and 
the vegetation and wi ld l i fe of Mason Neck EQC 
cover the southwestern half of the area. 

RECOMMENDATIONS 

Land Use 
General 
Any development within the i-95 corridor along 

i ts southern entrance to Fairfax County and along 
Route 1 between the Occoquan River and Fort 
Belvoir should contr ibute to the maintenance of 
an attract ive "Gateway to Fairfax County." Route 
1 and i ts adjoining land areas from the Occoquan 
River to Fort Belvoir require particular at tent ion 
and remedial act ion. All future development 
should be located, designed, accessed, buffered, 
and screened, where necessary to help further the 
at ta inment of the County's "Gateway" concept. 
High quality, well-designed private and publ ic 
development which can serve the needs of the 
expanding residential areas, visi tors and campers 
wi l l be sought and encouraged. 

Route 1/1-95 Industrial Corridor Area 
The general recommendations for the area pre

sented in the Sector LP4 text also apply to that 
port ion of the area in this sector. 

Colchester Road Area 
A port ion of the Colchester Road area is 

located wi th in Sector LP4. The general recommen
dat ions for the area given below also apply to that 
port ion of the area in Sector LP4. 

A. The area should be developed primarily as a 
planned residential communi ty at a relatively low 
density to provide a stable, t ransi t ion zone be
tween the Route 1 corridor and Mason Neck. A 
densi ty of 1-2 dwell ing units per acre is ap
propriate to effect this transit ion, as the area is 
not planned for service by public sewer. Planned 
(PDH) development encompassing an integrated 
plan for the area and a variety of housing types 
and incomes should be sought. 

B. Planned residential uses in the area should 
be well buffered from surrounding industr ial / 
o f f ice development to the west, which wil l be or
iented to Route 1. Industrial or highway oriented 
uses if al lowed to spread into the area would nar
row or el iminate the transit ional buffer which the 
area can provide. 

C. A coordinated development plan for the 
tota l area is recommended; consistent develop
ment plans for the portions on either side of 
Gunston Road shouid be sought, at a min imum, to 
best realize the potentials for creat ing an effect ive 
and attract ive residential community. 

D. Residential access should be provided to 
Gunston Road and Old Colchester Road, not 
direct ly to Route 1. 

E. The residential development should be or
iented away from Route 1 and well buffered from 
Route 1-oriented uses. 

F. Maximum efforts should be made to retain 
the natural features and vegetation of the area; 
the major environmental amenit ies should be pro
tected in an environmental qual i ty corridor. 

Remainder of Sector 
In order to preserve the natural resources of 

Mason Neck as a unique and sensitive environ
mental area in Fairfax County: 

A. The port ion of Mason Neck lying southeast 
of Old Colchester Road, south and west of Giles 
Run, and west of Massey Creek, is planned for 
2-acre development (.5-1 dwell ing units per acre). 

B. The portion of Mason Neck lying southeast 
of Old Colchester Road and east of Giles Run and 
Massey Creek, except where planned for public 
uses, is planned for 5-acre development (,2-,5 
dwel l ing units per acre). 

C. The planned residential port ion of Mason 
Neck northwest of Old Colchester Road, between 
the Occoquan River and the Pohick Creek f lood-
plain, is planned for 1-acre development (1-2 dwell
ing uni ts per acre), preferably in a unif ied PDH 
format. 

D. In conjunct ion wi th the recommendat ions 
for the Route 1/1-95 Industrial Corridor Area and 
the Old Colchester Road Area, nonresidential land 
uses should be provided in the Route 1 corridor 
that serve Mason Neck shopping and service 
needs and relieve pressure for nonresidential uses 
on Mason Neck. 

E. Parcels on the north side of the state-owned 
land along Kane Creek have poor access, frag
mented ownership and wet lands. The preferred 
use of such lands would be as permanent open 
space. 

F. Any residential development in th is sector 
between Gunston Road and Gunston Cove or the 
Potomac River should be permitted o j l y on large 
acreage lots. 

G. Infil l  in exist ing subdivisions in the northern 
port ion of th is sector should be no greater than 
current subdiv is ion densit ies. 

Public Facilit ies 
A . Land should be acquired for one or more 

communi ty parks to serve the present and future 
populat ion of the sector. 

1 . One such communi ty park should be 
located southwest of Harbor View subdivis ion. 

2. Another should be located in the 
Gunston Manor subdivision. The County should 
acquire the site in Gunston Manor formerly 
occupied by the Gunston Fire Stat ion (119-4 ((2)) 
A1) as wel l as parcels 119-4 ((2)) (8), (9), (11), (12), 
and (13) for such a park. The proposed parcels 
total 11.3 acres, and include 3.75 acres cur
rently owned by the Gunston Manor Property 
Owners Assoc ia t ion. 

B. The Nor thern V i rg in ia Regiona l Park 
Author i ty shouid coordinate its development 
plans for the area wi th those of the State of 
Virginia. 

Environment 
A. Pohick Creek, Kane Creek and Thompsons 

Creek should be protected through dedicat ion of 
sensit ive areas where development occurs adja
cent  to the streams. 

B. Cri t ical environmental areas such as f lood-
plains and wet lands should be preserved. 

C. A cr i t ica l environmental corr idor designa
t ion should be enacted for Mason Neck south of 
Old Colchester Road. 

D. Acquire parkland along the Potomac shore
line in accordance wi th the Fairfax County Stream 
Valley Policy. 

E. No ut i l i ty easements should be approved 
across this sector if their instal lat ion or mainte
nance wil l cause any adverse environmental ef
fects wi th in the sector. 

F. Recommendat ions should be prepared for 
establ ishment of a historic distr ict  to protect 
Gunston Hall and its environs. 

Transportation 
A. The transportat ion recommendations for 

this sector are included in the Transportat ion sec
tion of the Plan. 
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L O R T O N COMMUNITY 
P L A N N I N G S E C T O R 

The sector contains the major portion of the 
Route 1/1-95 industrial Corridor Area, which is 
depicted by the largest shaded area on the sector 
map. The sector also contains a portion of the Col
chester Area, which is indicated by the smaller 
shaded area near the intersection of Gunston Road 
and Old Colchester Road. 

Land Use 
Route 1f!-9§ Industrial! Corridor Area 
The Route 1/1-95 industrial Corridor Area is 

located in a generally tr iangular area bounded by 
Route  t r 1-95, and Pohick Road. Part  o f the area also 
extends east of Route 1. Along the 1-95 (western) 
boundary of the area the RF&P railroad lies parallel 
to the interstate highway and just east of it. This 
description serves to i l lustrate the potential in
dustrial accessibil i ty of the area. A small portion of 
the area extends north of Route 1 west of Telegraph 
Road, while another part extends across Pohick 
Road between the RF&P and the Pohick Estates 
subdivision. A small port ion of the area extends 
west of i-95 bounded  o n three sides by the me
andering Pohick Creek. The portion of the area 
located Within Sector LP4, the major portion of the 
area, is designated by the shading on the sector 
map. 

This area has an unrelated mix of rural residen
t ial , detached single-family homes, townhouses, a 
PDH development, garden apartments, industrial 
uses and scattered commercial uses. 

This mix of uses contradicts an overall Plan 
recommendat ion  t o provide clearly def inable loca
t ions for basic employment act ivi t ies wh ich  do not 
Intrude upon, or are not intruded upon by, confl ict
ing land uses. There is l i t t le or no identi f iable rela
t ionship or pattern between the various land uses 
in th is area except that they exist in the same 
area. 

Remainder @{ Set te r 
The remaining port ion of the sector which is 

north of Pohick Road includes the Pohick Estates 
single-family subdivis ion, the Soufhgate Woods 
townhouses, and a few scattered single-family 
homes. To the rear of Pohick Estates, buffered by 
Pohick Estates Park, there is a developing 
industrial park. 

The remaining port ion of the sector which is 
located south and east of Route 1 along Old Col
chester Road includes the Pohick Episcopal 
Church and i ts Adopted Historic Distr ict, the 
Lower Potomac treatment plant and scattered 
single-family homes. 

The f loodplains of Accot ink Creek and Pohick 
Creek are major factors in the sector. 

Transportat ion 
Entire Sector 
Shirley Highway, Richmond Highway, Lorton 

Road, and Pohick Road are the major roadways 
traversing this sector.  No bus service is offered to 
residents of this area. 

Route 1/I-9S Industr ial Corridor Area 
Potent ia l ly , access ib i l i t y  to the area is 

excellent in that it has a major interstate highway 
that services through-traff ic traveling the east 
c o a s t a rail l ine that provides transportat ion for 
weights and volumes not carried by truck, and a 
major arterial highway that provides for heavy 
volumes of regionally or iented traff ic. At the pre
sent t ime, there is no good connector to the 
tr iangle from 1-95 or f rom Route 1. especially for 
heavy-duty truck traff ic. The present one-lane 
passage under the rai lroad on Lorton Road is only 
sl ightly better than the bridge across the tracks at 
Gunston Cove Road. There is no satisfactory 
access from one side of the tracks to the other. 

The D.C. Department of Correction faci l i ty (Lor
ton) owns a smal l parcel wi thin the area, contain
ing a railroad spur leading to the prison from the 
RF&P line for delivery of bulk suppl ies and 
equipment. 

Environment 
Beute 1/1-95 Industr ial Corridor Area 
This area is located in the Pohick Creek and 

Mil l Branch watersheds and, specif ically, eon-
tains the main channel and lateral streams of 
Pohick Creek. The extensive f loodplains of this 
channel bisect the area, and the entire area is 
af fected by stream valleys. Because of its locat ion 
in the Coastal Plain geologic province, this area is 
in a zone of slippage-prone swell ing clays (the 
eastern third conta ins the most extensive 
deposits) and a cr i t ical aquifer recharge area, 
which means its surface use is cr i t ical to the 
groundwater supply in the County and in areas to 
the east and south. These same factors also 
indicate poor soi ls for septic tanks. 

The Pohick Creek Environmental Quality Cor
ridor (EQC) is located in this area. The extensive 
vegetation in the north port ion serves as a wi ldl i fe 
habitat and is part of the EQC system. 

Finally, major grading and surface changes 
w o u l d be n e c e s s a r y — a t c o n s i d e r a b l e 
environmental cost—to make some of the area 
suitable for industrial development. 

Both the industrial and residential uses of the 
site must be weighed against environmental 
l imitat ions on the site. 

Public Faci l i t ies 
Psrtss, Reer@af.idn and Open Space 
The Lorton, Pohick Estates and Southgate 

parks are located wi th in the sector. 

Other Public Faci l i t ies 
The fol lowing other publ ic faci l i t ies are located 

wi th in the sector: Lorton Library, Lorton Fire Sta
t ion, Lower Potomac Pollut ion Control Plant, and-
the Lorton Community Act ion Center/l ibrary site. 

Housing 
Currently 11 units of the Sheff ield Square 

s i n g l e - f a m i l y r e s i d e n t i a l c o m m u n i t y are 
designated as below-market housing units under 
the public housing and moderate income direct 
sales programs. Sixty uni ts of the Woods of Fair
fax residential communi ty (108-1 ((D) 32. 45) have 
been designated as below-market housing units. 
Twenty percent of the uni ts wil l  be under the sec
t ion 8 program. Ten units of the residential 
communi ty proposed for development on 108-1 
((1)) 42, 46 have been proffered to the County for 
use as below-market housing. 

Route 1/1-95 Industr ial Corr idor Area Land Use and 
Transportat ion Considerations 

The industrial corridor is a corridor, not 
between parallel roads, but between converging 
ones. The convergence, at the southern end of the 
area, is the interchange area of Route 1 and 1-95 
just north of the Occoquan River. Much of the land 
is iow and in f loodplain. al though development 
has already occurred in some cases. 
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With in or along the corridor, 1-95 is crossed by 
Pohick Road jus t below the Newington Road inter-
•hange and there are 1-95 interchanges at Lorton 
ioad and Route 1. The Pohick Road crossing of 

i-95 is on a narrow bridge, and the approach roads 
leading to the bridge, Pohick Road f rom the north
west and Roll ing Road from the nor th , must make 
rather abrupt turns to al ign wi th the bridge. In the 
case of Pohick Road an addi t ional bridge across 
Pohick Creek itself further l imi ts the use of Pohick 
Road as an industr ial arterial. 

In the case of the Lorton Road interchange, the 
interchange is a full four-way connect ion a l though 
not of cloverleaf design. It is l imi ted on the west 
by the circui tousness of Lorton Road in coming 
into the area. 

The tunnel  of Lorton Road under I-95 also l imi ts 
the interchange, as does the proximi ty of the 
RF&P Railroad right-of-way to the Interstate cor
ridor. At the Route 1/1-95 interchange near the 
Occoquan, turning movements are less abrupt 
and dangerous. However, several over- and under-
ramps and a number of turn ing movement 
possibi l i t ies exist, and the overall result is one of 
confus ion if not outr ight hazard. 

The conf l ict arises in the uses found in the cor
ridor between Route 1 and i-95.  At i ts northeastern 
t ip, the corridor begins at the west edge of Fort 
Belvoir immediately adjacent to the Pohick 
Church Historic Distr ict. Within the corridor, there 
is already residential development of mixed den
sity, some l imi ted commercia l act iv i ty, a lot of 
scat tered industr ial act iv i ty most ly or iented to rail 
uses, and a lot of vacant land. Much of the area is 
in f loodplain along Giles Run, Pohick Creek or 
Accot ink Creek. 

Telegraph Road intersects Route 1 at the north
east t ip of the area, directly oppos i te the Pohick 
Church property. 

In proposing the future development of the cor-
'dor, one must take into considerat ion the in-
ustrial potent ial represented by the rai l-highway 

access, and the residential potent ia l indicated by 
the already establ ished pattern of residences and 
the recognized general need for low-cost residen
t ial land in the County. The area lacks jus t i f i ca t ion 
for a major use other than residential or industr ia l . 

RECOMMENDATIONS 

Land Use 
General 
Any development wi th in the I-95 corr idor a long 

its southern entrance to Fairfax County and a long 
Route 1 from the Occoquan River  to Fort Belvoir 
should contr ibute to the maintenance of an attrac
tive "Gateway to Fairfax County." Route 1 and i ts 
adjoining land areas from the Occoquan River to 
Fort Belvoir require part icular at tent ion and 
remedial act ion. All future development should be 
located, designed, accessed, bu f fe red, and 
screened, where necessary to help further the 
at ta inment of the County's "Ga teway" concept. 
High-quality, well-designed private and publ ic 
development which can serve the needs of the 
expanding residential areas, v is i tors and campers 
wil l be sought and encouraged. 

Colchester Road Area 
The general recommendat ions for the area 

presented in the Sector LP3 text a lso apply  to that 
port ion of the area in this sector. 

Entire Route 1/1-95 Industrial Corridor Area 
The general recommendat ions l isted below 

also apply to the port ions of the area in other 
sectors, i.e., Sectors LP3 and LP5. 

A. Both residential and industr ia l use of the 
;a are recommended but wi th safeguards to 

.nminate unnecessary use conf l ic t and protect 
sensit ive environmental areas. Industr ial uses 
involving quanti ty usage of water and/or chemical 
processes should be prohibi ted or careful ly 

restr icted, in order to prevent pol lut ion of the 
aquifer. 

B. Industrial development should be of a type 
appropriate to specif ic sites in the areas; i.e., rail-
using industries adjacent to rail s iding tracts, 
vehicular-oriented industr ial parks adjacent to the 
Route 1 side of the area. Industries adjacent to 
residential and other nonindustr ial uses should be 
enclosed, buffered, set back, and performance 
regulated to minimize if not prevent use conf l ic ts . 

C. Both the residential and nonresidential 
growth recommended will cal l for increased fire 
and rescue services from the Lorton Stat ion. 
Recommended improvements to the transporta
t ion system of the area should be seen as having 
safety as well as convenience impl icat ions. 

Route 1/1-95 Industrial Corridor Area Segment 
in the Sector. 
A. In general, the recommendat ion is that the 

northeastern and east-central port ions of the area 
should be reserved for residential uses. The main 
residential development concept In th is area is 
that every effort should be made to provide 
reasonably priced housing wi th adequate publ ic 
faci l i t ies, oriented to industr ial workers in or near 
the several employment centers in the south part 
of the County. 

B. The str ip direct ly in front of Pohick Estates 
subdivision should be reserved for real ignment 
and improvement of Pohick Road to provide a 
feasible access to the subdivision on the north 
side of the road. 

C. Parcels 108-3 ((1)) 2 and 3 and ((2)) 5 and 6 are 
planned for l imited low-rise of f ice use but could 
be al lowed to develop in retail commercial uses if 
developed as integral parts of a planned shopping 
center development also covering the western por
t ion of the tr iangle, w i th coordinated parking and 
access points. 

D. The area generally bounded by the RF&P 
Railroad on the west, industrially-zoned land on 
the north, Terrace Towne Homes of Gunston on 
the northeast, Route 1 on the southeast, and Lor
ton Valley subdivision on the south should be 
developed residential ly at 8-12 dwel l ing uni ts per 
acre. Because of the increasing industr ial use of 
Gunston Cove Road, and because the proposed 
Lorton col lector wi l l carry considerable industr ial 
t raf f ic, new residential development along both 
those roads should be well buffered f rom them. As 
new development takes place next to Lorton 
Valley subdivision, special care should be taken to 
protect th is stable residential area, which is plan
ned for densit ies of 1-2 dwel l ing units per acre. 

E. Parcel 32, adjacent to those in the previous 
recommendation, should be developed in residen
t ial uses at 5-8 dwel l ing units per acre conforming 
wi th the standards of the revised historic distr ict 
of Pohick Church. Ult imate density on the t ract 
should be condit ioned by: 

1. The degree of sensit ivity to the natural ly 
l imi t ing and severe topography, or conversely 
the minimizat ion of environmental ly disrupt ive 
cut and f i l l ; 

2. The degree of protect ion shown for high-
quality vegetation on the central r idgeline, in 
the northwest corner, and for scattered monar-
chs near the intersect ion of Route 1 and 
Pohick Road; 

3. The extent to which technical ly valid 
highway noise mit igat ion measures are incor
porated into the project design. 

Because of these complex factors, the inherent 
environmental capaci ty of th is tract would appear 
to be towards the lower end of the Plan density 
range for single-family detached or at tached 
structures. However, more concentrated develop
ment types could be sited on the less cr i t ical por
t ion of the site and thereby extend the density 
towards the higher end of the Plan range. 

In addit ion to the requirements of the Zoning 
Ordinance and historic distr ict , addit ional recom
mendations proposed for this parcel include a re

quirement for an internal c i rculat ion plan and 
restr ict ions on project access. Access to parcels 
north and west of this tract should: 

1. occur at locat ions responsive and sen
sit ive to the topography, 

2. al low for eventual connect ion wi th the 
internal c i rculat ion plan devised for adjacent 
development, and 

3. assure mult ip le points of ingress-egress. 
The parcel should have no more than two en

trances on Pohick Road and no direct access to 
Route 1; residences developed in the parcel 
should have reverse frontage along both Pohick 
Road and Route 1. 

F. North of the above parcels, residential uses 
at 5-8 dwel l ing uni ts per acre are recommended for 
parcels 108-1 ((1)) 35-42 and 46. Every at tempt 
should be made to develop those parcels in such a 
way as to al low and faci l i tate eventual major ac
cess via Cul lum Street and one other street. A 
coordinated development approach is necessary 
for parcels 107-2 ((1)) 11, 12 and 108-1 ((1)) 43, 44 
and 45 to ensure a desirable townhouse layout 
even at the low end of the range and adequate ac
cess for the proposed development, which re
quires the eventual real ignment of Baker Drive to 
form a common Intersection wi th Pollen Drive. 
Residential development is preferable to indus
trial development for the Baker Drive parcels 
because of the di f f icul ty of adequately buffer ing 
industr ial development on these long narrow par
cels and achieving sat isfactory access for indus
trial uses other than via Pohick Road. Develop
ment at higher than the low end of the range for 
either of the two areas indicated above should be 
predicated on sat isfactory progress being made 
towards providing an adequate integrated internal 
c i rculat ion system and access els and achieving 
sat isfactory access for industr ial uses other than 
via Pohick Road. Development at higher than the 
low end of the range for either of the two areas 
indicated above should be predicated on sat isfac
tory progress being made towards providing an 
adequate Integrated internal c i rculat ion system 
and access for the area. 

G. Industrial uses with access l imited to Lor
ton Road west of Pohick Creek are recommended 
for parcels 107-2 ((1)) 8, 9, 10 and 40. Such uses 
would have min imum visibi l i ty from and no fron
tage along Pohick Road. Uses in such Industrial 
area would relate generally to the available rail 
s iding and would be heavily buffered along the 
tract 's eastern and southern edges to prevent off-
si te industr ial impacts. 

H. A neighborhood shopping center should be 
developed in the quadrangle of Lorton Road, 
Armistead Road, and Route 1, wi th the fol lowing 
guidel ines: 

1. The center should be buffered at its 
southwestern edge wi th Green Pines and 
Pohick River Pines subdivisions. 

2. If a service stat ion is provided within the 
center, it should be located along the Route 1 
edge of the center wi th access both from that 
highway and a commercial service drive from 
Lorton Road to Route 1 parallel  to the center's 
southwest edge. 

3. Parking should be provided along both 
the Lorton Road and Armistead Road frontages 
of the center, but not along the Route 1 side. No 
points of access to the center should be per
mit ted near Route 1 intersect ions in order to 
avoid congest ion and interference with arterial 
t raf f ic. 

4. Pedestrian/bicycl ist access to the center 
should be provided both from the southwest 
and northwest (across Lorton- Road). 
I. Areas east of Route 1 should develop accord

ing to the fo l lowing guidelines: 
1. M e d i u m - d e n s i t y uses s h o u l d be 

developed across from the shopping center. 
2. The parcels on the east side of Route 1, 

south of Pohick Creek, shown for off ice use on 
the Area IV Plan map, should be developed as a 
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well-designed o f f i ce park wi th landscaped 
screening along Route 1 and coordinated 
access. 

3. The parcels f ront ing on the east side of 
Route 1 north of Gunston Road, for purposes of 
compatibi l i ty, should be developed residential-
ly at 4-5 dwel l ing uni ts per acre, wi th suff ic ient 
parcel consol idat ion: 

°  to prov ide a t t rac t i ve , wel l -des igned 
development; 

» to coordinate vehicular access to Route 1 
at safe locat ions; and 

o to provide buf fer ing along the eastern 
and southern boundaries adequate to 
establ ish an ef fect ive transi t ion to the ad
jacent, planned low-density residential 
areas. 

j . Further development immediately east of 
the interchange, between 1-95 and the RF&P right-
of-way, should not occur which would interfere 
wi th the reconstruct ion of the Interchange. 

K. Representatives of the RF&P Railroad have 
discussed an interest in developing their property 
north of Lorton Road, east of their tracks, for a 
truck/rail "p iggyback" operat ion, warehousing, 
and industrial park. The Area IV Plan, while em
bracing rail-oriented uses in the area, must insist 
on the fol lowing provisions concerning that pro
posed use: 

1. Development of a truck/rail facil i ty and 
warehouse uses simi lar to that described 
above shouid be phased in accordance wi th the 
improvement of Lorton Road and the commit
ment by VOH&T to bu i ld a new Lorton overpass. 
Development should be in phase wi th the im
provement of Lorton Road to a four-lane facil
ity. This would accommodate large trailer 
t rucks that wou ld use Lorton Road and traverse 
the I-95 interchange. Development should also 
be i n conjunct ion w i th the new overpass on Lor
ton Road. The schedul ing of construct ion of 
such a truck/rai l fac i l i ty should reflect VDH&T 
programming for the recommended improve¬
ments. 

2. As a port ion of the site involved is 
f loodplain, the County must ensure that any 
development, including s i tegrad ing or channel
ing of Pohick Creek, meets all environmental 
standards and guidel ines for protection of the 
Pohick Creek Environmental Quality Corridor 
and the stream valley in the vicinity. 

3. The proposed industr ial use should be 
buffered to provide effect ive visual, noise, and 
traff ic impact protect ion for the exist ing and 
planned residential areas to the north, east, 
and south of the s i ts . 

4. Vehicular access  to and from the site, in
cluding that port ion northeast of Pohick Creek, 
should be l imi ted  to the improved Lorton Road, 
uti l izing that road's improved interchange wi th 
I-95 for d ist r ibut ion of industrial t raf f ic in to and 
from the communi ty . 

5. A 14-acre site dedicat ion for the reloca
t ion of the Lorton Elementary School has been 
proposed by the RF&P Railroad as part of the 
development of its property. The school site is 
suitably located for safe access and has 
adequate buffer ing f rom adjacent uses. 

8. Access should be provided through the 
RF&P site, if feasible,  to serve parcel 13 at the 
end of Baker Drive so that industrial t raf f ic 
does not have to use a residential street. 
Special care must be taken to buffer the Baker 
Drive properties well because of the di f f icul ty 
of providing on-site buffering on these narrow 
parcels for new residential development. 
L. The northern parcels west of I-95, bounded 

by Pohick Creek and the Lorton inst i tut ion, should 
remain undeveloped at this t ime as there Is no 
good road access to the site that would not 
involve provision of one or more bridges. 

Transportation 
A. Access to Route 1-oriented industr ial areas 

should be at key entrance points to an internal 
street system wi th in the area. There should be no 
individual plant entrances to Route 1. This area 
should be developed as a well-designed industrial 
park rather than in unrelated industrial uses. 

8. Other transportat ion recommendat ions for 
this sector are included in the Transportation 
section of the Plan. 

Public Facilities 
Lower Potomse Pollution Control Plant 
A. In the event that addit ional treatment is 

needed in connect ion wi th the Lower Potomac 
Pol lut ion Control Plant, that such treatment would 
be most appropriately carried out in the im
mediate vicinity of the exist ing plant, and that the 
best locat ion next to the exist ing faci l i ty f rom the 
standpoint  of plant eff ic iency and communi ty im
pact were south of Pohick Creek, then a piant ex
pansion into that area would be appropriate pro
vided that the fol lowing concerns were met: 

1. Since a port ion of the site involved is 
f loodplain, the County must be assured that 
any development, including site grading or 
channeling of Pohick Creek, meets appropriate 
environmental standards and guidelines for 
protect ion of the Pohick Creek Environmental 
Quality Corridor and the stream vattey in the 
vicinity, and adequately responds to the 
general County policy that such a valley 
contain a major trai l . 

2. There should be no addit ional access to 
Old Colchester Road, which, south of Pohick 
Creek, serves no land planned for commercial 
or industrial uses. There shouid be a heavily 
landscaped buffer next to that road, and also 
next to Route 1 if the plant expansion util izes 
parcels f ront ing on Route 1. 

3. The plant expansion should be suf
f ic ient ly buffered  to minimize off-site odor, 
visual, noise and t raf f ic impacts and should en
sure that the plant does not hinder develop
ment of surrounding areas in accord wi th the 
Plan. 

4. If heavy truck t raf f ic between the exist ing 
plant and the expansion is required, the traff ic 
should be accommodated entirely on-site. 

Parks, Recreation end Open Space 
A. The Park Au thor i t y shou ld comp le te 

development of the Pohick Estates Park and 
Southgate Park. 

8. Parcels 107-4 ((D) 34 and 107-4 ((5)) 4 have 
been acquired by the County for public use to 
serve the Lorton area. The property should be 
developed wi th such faci l i t ies as, but not l imited 
to, (1) a library, (2) headquarters for the Lorton 
Community Act ion Center and (3) public park 
faci l i t ies. 

Environment 
A. Stream valleys of the Accot ink Creek and 

Pohick Creek should be acquired when develop
ment takes place along the streams. The 
amenit ies associated wi th Pohick Creek should be 
provided in the environmental quality corridor 
system. 

History 
Pohiels Church Histor ic Distr ict 
A. In accordance wi th the regulations of the 

POhick Church Historic District (Appendix 1, 
A1-100 of the Zoning Ordinance), the area should 
remain residential in character except for parcels 
108-1 ((1)) 22. 23. 24, 25. 26, 28, and 29. These may 
eventually be developed or redeveloped for local 
serving and tourist oriented uses such as libraries, 
professional off ices, craft shops, restaurants, an
tique shops, etc. Uses that are not visually and 
functionally compatible with the church, such as 

fac i l i t ies for the service and repair of motor 
vehicles and convenience food stores, should not 
be permit ted. 

B. Excepting those properties described in 
paragraph above, development north of Richmond 
Highway and west of Telegraph Road should be 
residential not to exceed 5-8 dwell ing units per 
acre. Should any federally owned land located 
within the Pohick Church Historic District become 
surplus, such land should be developed to resi
dential densities of 4-5 dwell ing units per acre, 
and provide for substantial landscape buffers 
along Route 1, Old Colchester and Telegraph 
Roads by using as much existing vegetation as 
possible. Housing for the elderly would also be 
appropriate within this area. There should be con
t inued contact with members of the Pohick 
Church to assure the adequacy of the protection 
of this historic site. In order to further protect the 
Pohick Church Historic District, substantial 
screening should be provided adjacent to the 
treatment plant storage facility, which is located 
on Old Colchester Road. 

C. Industrial zoning should be prohibited and 
parcels 108-3 ((D) 18 and 20 should be uti l ized 
primari ly as a buffer for the Lower Potomac Pollu
t ion Control Plant. 

D. Buildings taller than Pohick Church (39.5 
feet) should be prohibited and freestanding signs 
should not exceed 10 feet in height. 

E. All improvements, to include public facil
i t ies, parking lots, structures, signs, fences, street 
furniture, outdoor graphics and public and private 
ut i l i t ies should be designed and instal led to be 
compat ib le with the Pohick Church in terms of 
mass, scale, height, color, type of material and 
visual impact. Any widening of Rout® 1 should be 
accompl ished only by taking land on the north 
s ide of the exist ing roadway. Ai l development 
w i th in the historic distr ict wi l l  be reviewed by the 
Archi tectural Review Board. No incompat ib le de
velopment should encroach upon the distr ict . 
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LP5 F O R T B E L V O I R C O M M U N I T Y 
P L A N N I N G S E C T O R 

. and Use 
Most of the land in Sector LP5, approximately 

8,300 acres, is uti l ized by the Corps of Engineers 
as a major training locat ion known as Fort Belvoir. 
Act ive instal lat ion populat ion is 16,200 which in
cludes 6,500 mil i tary personnel, 5,300 civi l ian 
employees and 4,400 mi l i tary dependents. This 
populat ion total is a dramat ic decrease since 
1960, and a slight further decrease is projected. 
Wi th in the boundaries of the fort are large open 
areas located between Accot ink Creek and Old 
Colchester Road and between Telegraph Road 
and Pole Road. 

Sector LP5 includes the vi l lage of Accotink 
wh ich has a wide variety of land uses: single-
fami ly homes, garden apar tments, commercial 
and inst i tu t ional uses. It is located at the juncture 
of Backl ick Road and Route 1. Because the inter
sect ion carries Fort Belvoir peak-hour work trips 
from the south and west, it is one of the busiest 
intersect ions in the Lower Potomac Planning 
Distr ict . 

A rapidly developing industr ia l area lies in the 
western port ion of th is sector a long Telegraph 
Road. Adjacent to the industr ia l park are a few 
scat tered single-family homes, located in a por
t ion of the Route 1/1-95 Industr ial Corr idor Area, 
which port ion is depicted by the smal l shaded 
area on the sector map. 

The Pohick, Dogue and Accot ink Creeks are 
prominent streams in Sector LP5. 

Transportation 
Fort Belvoir is one of the major t raf f ic gener

ators w i th in Area IV. Richmond Highway, Tele
graph Road, Backlick Road, Beulah Street, and 
Wood lawn Road are the major roadways travers-

g th is sector. Bus service is of fered daily to and 
i  om employment and housing centers on the fort. 

A new railroad spur is proposed to cross the 
fort f rom the present Belvoir rail l ine to the Lower 
Potomac Pol lut ion Control Plant. The spur is nec
essary  to the County for delivery of large quan
t i t ies of chemicals to the plant. The track is 
planned to run on the south side of Richmond 
Highway (Route 1) parallel  to the sewer right-of-
way. 

Public Facilities 
Schools 
The Sector LP5 contains Cheney, Barden and 

Markham Elementary Schoo ls . These three 
schools were constructed by the mil i tary on Fort 
Belvoir property, but are operated by the County 
under a special agreement between Fort Belvoir 
and the County School Board. 

Other Public Facilities 
Other faci l i t ies such as parks, fire s tat ions and 

on-post roads are provided by the U.S. Army. 

Housing 
Fort Belvoir has been designated by the Depart

ment of Defense as a "Metropol i tan Housing 
Area" and, as such, is designated to serve mil i tary 
famil ies working at various locat ions in the metro
pol i tan area. Under the terms of the Military Fam
ily Housing Study, there wi l l be an increase in the 
number of dwel l ing units on Fort Belvoir property. 
Mil itary planning authori t ies ant ic ipate that a 
min imum of 600 new fami ly housing un i ts wil l be 

'required, and that these wi l l be located on the 
north post. 

RECOMMENDATIONS 

Land Use 
A. The general recommendat ions for the Route 

1/1-95 Industrial Corridor Area, which are pre
sented in the Sector LP4 text, also apply to that 
port ion of the area in th is sector. 

B. Development in the area planned industr ia l 
on the east side of Telegraph Road should provide 
substant ia l buffer ing and/or screening along its 
southern boundary to protect the planned residen
t ial communi ty  to the south. Industrial develop
ment front ing on Telegraph Road should be of a 
high qual i ty, consis tent wi th the existence of 
planned residential communi t ies and the Pohick 
Church to the south. Any access to the industr ia l 
area from Telegraph Road should be located in 
such a way as to minimize its potent ia l ly adverse 
impact on any residential area. 

C. The exist ing low-density, detached single-
fami ly residential area on the east side of Tel
egraph Road near its intersect ion wi th Route 1 is 
appropriate for development at 5-8 dwel l ing uni ts 
per acre. Development should be only in detached 
residential units at the low end of the densi ty 
range unless consol idated development provides 
coordinated and safe access and a design wh ich 
ensures that the new development is compat ib le 
wi th the exist ing residential area and wi th Fort 
Belvoir. 

D. The stable nonmil i tary area known as the 
communi ty of Accot ink is recommended for com
mercial inf i l l and residential infi l l at 2-3 dwel l ing 
units per acre. However, where suf f ic ient parcels 
contain ing seriously di lapidated housing are be
ing assembled, to permit consol idated or coor
dinated development of a logical area in qual i ty 
development wi th adequate amenit ies such that 
redevelopment would occur which would support 
the present stabi l i ty of Accot ink and increase its 
attractiveness, a density range of up to 16-20 
dwel l ing units per acre should be considered. 

E. The Fairfax Board of Supervisors approved 
in principle the provision of mobi le home sites  on 
Fort Belvoir for the purpose of meeting the needs 
of mil i tary-related mobile home residents in 
southern Fairfax County. This is subject  to con
sul tat ion between the Lee and Mount Vernon Dis
tr ict Task Forces' representatives, Fort Belvoir 
authori t ies, and the County staff as to exact 
placement and design of such faci l i t ies. 

As a result of the replanning of the County and 
efforts to upgrade the residential standards of cur
rent mobile home residents, the County has de
creased the supply of mobile home sites in the 
southern part of the County, many of which are in 
demand by mil i tary famil ies in the Washington 
area, necessi tat ing the provision of such mobi le 
homes spaces by Fort Belvoir author i t ies. 

F. Part of the Pohick Church Histor ic Distr ict 
lies wi th in this area. Regulations for th is area are 
discussed in Sector LP4. 

G. The 107-acre tract of vacant land located 
on the northeast corner of Route 1 and Telegraph 
Road should be residentially planned for 4-5 
dwelling units per acre, preferably as a PDH 
development. Housing for the elderly is also 
appropriate. However, it is recognized that 
military-related noises originating on Fort Belvoir 
exist and may be incompatible with such residen
tial use. The owner of the subject property who 
proposes residential development should demon
strate, through coordination with Fairfax County, 
Fort Belvoir and other agencies or organizations, 
that such on-site noise levels are considered for 
residential use, as established by local, State or 
Federal agencies. Should residential uses not be 
appropriate due to noise impacts, an option for 
low-rise low-intensity office uses is recommended. 
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The design and nature of such activity should be 
compatible with the historic character of the 
Pohick Church. 

Efforts should be made toward retaining as 
many trees as possible. In addition, a substantial 
buffer utilizing existing tree covers along Route 1 
and Telegraph Road should be part of the site 
design. Vehicular access should be consolidated 
on Route i and Telegraph Road. 

H. To preclude piecemeal consideration of 
land now belonging to the Federal Government as 
part of Fort Belvoir. that a task force be formed 
by the County with participation by Federal 
Government representatives to comprehensively 
plan that area now owned by the Federal Govern
ment, in the event that parts or all of if at some 
future date be declared surplus. 

I. The County recognizes that the remains of 
the Belvoir site, which is located in the southern 
region of Fort Belvoir near the Potomac River, 
continue to reflect an important element of local 
heritage and deserve to  be protected. It is recom
mended that, prior to any disturbance or improve
ment to the historic site, the Fairfax County 
historic preservationist and archaeologist be con
sulted and provide comments regarding the pro
tection of existing historic materials and artifacts. 

Public Facilities 
Parks, Recreation and Open Space 
A. If any portion of Fort Belvoir land is 

declared surplus at any point in the future, if 
"should initially be considered for acquisition and 
conversion to park use, possibly by the Fairfax 
County Park Authority. 

B. The County should at tempt  to secure agree
ment by the mil i tary to permit shared use of 
County and Fort Belvoir park faci l i t ies, by civi l ian 
and mil i tary fami l ies. 

0 . Acquire parkland along the Accot ink, Dogue 
Creek, and Pohick stream valleys and the Po» 
tomac shoreline in accordance wi th the Fairfax 
County Stream Valley Policy. 

Transportat ion 
A. The transportat ion recommendations for 

this sector are included in the Transportat ion sec
t ion of the Plan. 
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MOUNT VERNON PLANNING DISTRICT 

Land Use 
Existing land use in the Mount Vernon Planning 

Distr ict is predominant ly stable low density 
residential w i th single-family uses account ing for 
53 percent of the ex is t ing development. Commer
cial activi ty uti l izes 5 percent of the developed 
land in the distr ict , most ly in the Route 1 corridor. 
Currently, 14 percent of the Mount Vernon Plan
ning Distr ict is undeveloped. 

Route One Corridor Rehabilitation District 
On November 22, 1982, the Board of Super

visors establ ished the Route One Corridor 
Rehabi l i tat ion Distr ict . Wi th in this distr ict , the 
Fairfax County Redevelopment and Housing 
Authori ty may provide, according to specif ic lend
ing and el igibi l i ty cr i ter ia, single and mult i family 
rehabi l i tat ion f inancing, single-family mortgage 
f inancing, and residential construct ion f inancing. 

Transportation 
The major arterials in the Mount Vernon Plan

ning Distr ict are Route 1 and I-95. Minor arterials 
such as North Kings Highway, Fort Hunt Road, 
and the George Washington Memorial Parkway 
also serve the distr ict . Commercial activity occurs 
along the Route 1 corr idor. 

Transportat ion recommendat ions included in 
the sector analysis are only those recommenda
t ions wh ich address issues of individual sectors. 
Transportat ion recommendat ions having distr ict-
wide s igni f icance are included at the end of the 
sector analysis. Improvements programmed by 
VDH&T are included for informat ion only. 

Public Facilities 
The fo l lowing table indicates the exist ing 

public faci l i t ies located wi th in the Mount Vernon 
° lanning Distr ict. 

Environment 
The Mount Vernon Planning District is located 

wi th in the watersheds of Cameron Run, Belle 
Haven, Litt le Hunt ing Creek, and Dogue Creek. 
The Potomac River Shoreline, designated a criti
cal environmental area by the State of Virginia, 
contains tidal wetlands and estuaries along the 
shores of Hunting Creek, Little Hunting Creek, 
and Dogue Creek. This planning district is within 
the Coastal Plain geologic province. Conse
quently, soils are marginal for septic tank usage. 
Slippage-prone swelling clays underlie most of the 
district. 

The Potomac Shoreline, Cameron Run, Litt le 
Hunt ing Creek, and Dogue Creek Environmental 
Quali ty Corridors (EQCs) are found in this distr ict . 
Floodplains, stream inf luence zones, and wet
lands are the primary elements of this open space 
system, in addi t ion, the numerous historic sites, 
parks, and citizen-valued resources present in 
Mount Vernon are included in the EQC network. 

The exist ing bicycle path along the Potomac 
shoreline provides a recreational resource for the 
metropol i tan area. 

History 
The Mount Vernon Planning District contains a 

number of historic sites. Some of the major ones 
include? 

Mount Vernon. Original ly a small cottage built 
in 1742 for Lawrence Washington, Mount Vernon 
was enlarged by George Washington between 
1757 and 1787 to its present size of two and one-
half stor ies wi th nine bays on the front. Closely 
associated wi th our f irst president, Mount Vernon 
has become one of the Nat ion's best known and 
most popular historic places, annually at t ract ing 
thousands of v is i tors. 

Wood lawn Plantat ion. This beaut i fu l home, 
l isted on t he Virginia Landmarks Register and the 
National Register of Histor ic Places, was built 
between 1800 and 1805 on land wi l led by George 
Wash ington to his favorite nephew, Lawrence 
Lewis and his wife, Neliey Cust is Lewis. It s i ts on 
a prominent hil l adjacent to Fort Belvoir on an at
tract ive landscaped si te overlooking both Route 1 
and the Potomac River. The site is the center of an 
adopted histor ic distr ict . 

George Washington 's Grist Mi l l . This is a 
reconstruct ion of the 1770 original mil l located on 
Dogue Creek. The mil l is owned and mainta ined by 
the State of Virginia. 

Grand View. This is a simple clapboard struc
ture which dates from the mid-19th century when a 
Quaker company owned the Woodlawn property. 

Lit t le Hol l in Hal l . Located on the south side of 
Sherwood Hail Lane jus t east of the Mount Vernon 
Presbyterian Church, Lit t le Holl in Hall was buiit 
prior to 1779. Later addit ions to the house have 
made s igni f icant changes, but it remains one of 
the charming ties wi th the past in the Mount 
Vernon Distr ict . 

Pope-Leighey House. Designed in the 1940's by 
Frank Lloyd Wright, th is house has numerous 
features that have been inf luent ial in contem
porary archi tecture. Original ly const ructed else
where, it was moved to Woodlawn to assure its 
preservat ion. 

Sherwood Farm. Located on Sherwood Hall 
Lane, the farm is one of the loveliest undeveloped 
parcels remain ing in the Mount Vernon Planning 
Distr ict . Original ly, a dairy farm, it was once 
owned by a Quaker who moved into the area dur
ing the twenty-one year period jus t prior to the 
Civi l War. The house that stands on the site today 
(Sherwood Hall) was bui l t in 1859, and is basical ly 

EXISTING PUBLIC FACILITIES 
June 1983 

Schools 
Sector Elementary 

MV1 Mt. Eagle 

Intermediate High School 
Parks, Recreation 
and Open Space 

Hunt ington, Mt. Eagle, Jef ferson Manor 

Other Public 
Facilit ies 

FCWA Property Yard, Hunt ington 
Metro, Surplus Groveton Police 
Distr ict Stat ion 

MV2 Hybla Valley 

MV3 Groveton 

Linclair, Groveton Heights, Hybla Valley 

Fort Wil lard Circle 

Groveton School 

Penn Daw Fire Sta t ion, Health & 
Social Services, Quander Road 
School 

MV4 Belle View Col l ingwood Westgate Sewage Treatment Plant 
(Surplus) 

MV5 Bucknel l , Hol l in 
Meadows 

Bryant 

MV6 Stratford Landing, Foster 
Fort Hunt, 
Waynewood 

Fort Hunt 

Bucknel l Manor, Whi te Oaks, Hol l in 
Meadows, Mt. Vernon District, Paul 
Spring Stream Valley 

Mart in Luther King, Fort Hunt, Strat ford 
Landing, Lit t le Hunt ing Creek, Kirk, 
Wi l l iamsburg Manor, Foster, Paul Spring 
Stream Valley 

Martha Washington Library, Holl in 
Hil ls School 

Holi in Hall School , Sherwood Hall 
Regional Library, Mt. Vernon 
Governmental Center, Mt. Vernon 
Fire Stat ion, Mt. Vernon Hospital 
Complex, Saunders B. Moon Com
munity Center 

MV7 Riverside, 
Woodley Hi l ls , 
Washington Mil l 

Whi tman Mt. Vernon Vernon Heights, Mt. Vernon, Mt. Zephyr, 
Mt. Vernon Manor, Woodley Hi l ls. 
Washington Mil l , Grist Mi l l . Dogue Creek 
Stream Valley 

G.W. Grist Mil l (State) Dogue Creek 
Sewage Treatment Plant (Surplus), 
Woodlawn Fire S ta t i on . 

MV8 Woodlawn, Mt. 
Vernon Woods 

Mt. Vernon Woods, Muddy Hole, 
Woodlawn 

Elementary School Site, State 
Police 
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PLANNED RESIDENTIAL INFILL — MOUNT VERNON PLANNING DISTRICT 
unaltered f rom i ts or iginal construct ion. The 
house has been in the same family now for five 
generations, and is included in the County 's inven
tory of histor ic sites. Unit Type 

Existing 
Number 

(1983) 
Percent 

Estimated 
Number 

Additional 
Percent 

At Suildout 
Number Percent 

Walnut Tree Farm. Also cal led Wel l ington, this 
two and one-half story frame, stucco, and brick Single-family 15,324 49.3 2.992 45.1 18,816 48.7 

house was bui l t before 1760. The house is located 
on land that was one of the five farms which Townhouse 4,708 14.7 1,299 19.6 6.007 15.5 

originally comprised the Mount Vernon estate. It 
is currently the headquarters of the American Apartment 11,484 36.0 2,338 35.3 13.822 35.8 

Hort icul tural Society. 
Total 32,016 100.0 6,629 100.0 38.645 100.0 

Source: Office of Research and Statistics, January 1983. 
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R A W 4 HUNTINGTON COMMUNITY 
IYI V I PLANNING SECTOR 

The shaded area represents the 
Huntington Metro Station Area. 

lower stat ion site. West of the transit tr iangle, in 
Sector RH3, the land uses and road network near 
the commercia l area described earlier are com
pl icated by the convergence of Burgundy Road, 
East Drive, North Kings Highway, Telegraph Road, 
Hunt ington Avenue, and an east-bound exit ramp 
f rom the Capital Beltway. Franconia Road, which 
in terms of the regional highway network should 
be a major leg of this intersection, actually in
tersects Telegraph Road over one-half mile to the 
south instead. The steep grade of North Kings 
Highway, as one travels southeastward from 
Telegraph Road toward the upper level Metro en
trance, is such that fully loaded Metro buses 
would have dif f icul ty pull ing the grade and prob
ably would be routed to the lower level entrance 
instead, wi th bus access to the upper stat ion 
l imited to buses coming from the south (from 
South Kings Highway or Route 1 through the Penn 
• a w intersection). 

Parks, Recreation and Open Space 
The Hunt ington. Jefferson Manor, and Mt. 

Eagle Parks are located within the sector. The 
Fairfax County Park Authority has a use agree
ment wi th the Washington Metropol i tan Area 
Transit Authori ty for the site of the Mount Eagle 
Park. 

The Hunt ington Community Center is located 
in the Hunt ington subdivision. 

Other Pubiie fac i l i t i es 
A surplus County-owned bui lding which for

merly served as a pol ice distr ict s tat ion is located 
on North Kings Highway within the sector. The 
County also owns the adjacent bui ld ing which is 
leased to the United Community Ministr ies. 

Housing 
Within Sector MV1 there is a variety of housing 

ranging from single-family detached homes to 
garden apartments and condominiums. The aver
age price for single-family homes wi th in the sec
tor is in the low to middle range of area housing 
costs. There are 1,050 condominium units which 
cost approximately the same as the detached 
single-family homes in this sector. Duplex hous
ing in Jefferson Manor represents approximately 
20 percent of the total housing units. 

Land Use 
Huntington Metro Station Area 
Most of Sector MV1 is contained in the 

Hunt ington Metro Stat ion Area, which includes 
roughly the northeastern four-f i f ths of the sector. 
The shaded port ion of the sector map covers the 
area. The stat ion is located within a" tr iangle 
bounded by Hunt ington Avenue, North Kings 
Highway and Richmond Highway (Route 1). 
Development in the area is predominantly residen
tial- and ranges f rom low-density, single-family 
detached and at tached uni ts to high-density 
apartments and condomin ium uni ts . Commercial 
development in the area is a lmost entirety wi th in 
the Route 1 corridor w i th some addit ional com
mercial development along North Kings Highway 
and Hunt ington Avenue. 

Remainder of Sector 
The port ion of Sector MV1 not included in the 

stat ion area includes single-family detached 
homes, garden apartments, condominiums, com
mercial shopping centers, private swimming pools 
and public faci l i t ies. Because the Huntington 
Metro Station is located in this sector, there wil l 
likely be increasing pressures upon this sector for 
commerc ia l and h igher densi ty resident ia l 
development. 

Transportat ion 
The Capital Beltway, Richmond Highway, 

Telegraph .Road, North Kings Highway, arid 
Hunt ington Avenue are major roadways in th is 
planning sector. Programmed- improvements to 
North Kings Highway are discussed in the 
transportat ion sect ion. Bus service is now offered 
on a daily basis, and access to the planned Hun
t ington Metro s tat ion wi l l  be from both North 
Kings Highway and Hunt ington Avenue, 

The through access between Telegraph Road 
and North Kings Highway wi th in the Jefferson 
Manor subdivision is unsafe at present. 

Hunt ington Metre Stat ion Araa 
Al though there exists an opportuni ty for some 

level of concentrated residential or employment 
activi t ies near the Hunt ington Metro Stat ion, both 
to create on-site r idership and to serve reverse-
f low ridership during peak hours, the intended 
primary role for the Hunt ington Metro Stat ion is to 
col lect ridership by bus and auto from outlying 
residential areas. This has impl icat ions both for 
Metro's access and for uses which attract t raf f ic 
in conf l ict w i th Metro's access needs. 

Currently, North Kings Highway operates at the 
lowest c lassi f icat ion of service levels used by the 
Virginia Department of Highways and Transporta
t ion, level of service F. This impl ies an intolerable 
t raf f ic s i tuat ion at present, wi th certainly no addi
t ional capacity avai labi l i ty. 

Turning movements in the area are a major 
problem because of the inadequacy of the in
tersections at Route 1/North Kings Highway. 
Route 1 /Hunt ing ton Avenue and Telegraph 
Road/North Kings Highway. 

Programmed improvements by VDH&T in this 
area wil l widen North Kings Highway to four lanes. 

Perhaps the major conf l ic t potential of the 
Huntington Metro Stat ion site is in terms of ac
cess to the stat ion. The road network leading to 
the triangle containing the stat ion is in many 
cases inadequate to handle the expected trip de
mand created by Metro. Huntington Avenue  is 
scheduled for construct ion of a bike trail to pro
vide for an addit ional mode of access to the sta
t ion. Fort Hunt Road presently intersects with 
Route 1 north of Hunt ington Avenue, necessi
tat ing for transit t raf f ic a left turn across Route 1 
and then a right turn in order to get Fort Hunt traf
fic onto Huntington Avenue with access to the 

Environment 
This area is located in the Cameron Run and 

Belle Haven watersheds and. specif ical ly, con
tains the main channel and f loodplains of 
Cameron Run at the northern edge. The stream 
valley of this channel covers most of the area. 
Because of its location in the Coastal Plain 
geologic province, this area is in a zone of exten
sive slippage-prone swell ing clays and sensitive 
aquifer recharge. These same factors are also in
dicat ive of poor soils for septic tanks. 

The Hunt ington Metro Stat ion is bordered on 
the north by the Cameron Run Environmental 
Quality Corridor (EQC). on the west by Pike Branch 
of the Cameron Run EQC. and on the east by a golf 
course which forms part of the Potomac Shoreline 
EQC. 

The potential impact on air Quality of concen
trated vehicular traff ic at Metro station sites will 
necessitate monitoring of air quality in this and 
other Metro station areas. 

Public Facil i t ies 
Schools 
Mount Eagle Elementary School  is located 

within the sector. 

Hunt ington Metre Stat ion Area Analysis 
In addit ion to the general conf l ic ts and com

plexit ies associated wi th rapid transit which were 
d iscussed earlier, there are part icular confl ict 
potent ia ls concerned wi th the Huntington site. 
Primary among these potential impacts is the 
pressure for redevelopment which frequently oc
curs when a large public investment such as 
Metro comes to developed low-density area. The 
hi l ls ide site of the Hunt ington Stat ion is sur
rounded by exist ing residential development, 
part icularly duplexes to the east of the planned 
stat ion and. across North Kings Highway, to the 
west. These provide a good number of the 
County 's decreasing supply of low- and moderate-
priced housing units. It is expected that, with the 
development of Metro at this site, the potentials 
for rapid transit ridership will be such that 
economic pressure may be generated to redevelop 
these residential areas. The conf l ict arises in that 
the County has a legit imate interest both in pro
mot ing economic growth of this sort and in main
taining stable neighborhoods, maintaining a 
supply of housing that people can afford and. in 
general, maintaining the sense of community in 
the areas in which Metro is establ ished. 
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It is imperative that Metro development relate 
compat ib ly wi th exist ing uses near the site. In the 
case of the Hunt ington Metro Stat ion, these uses 
include Telegraph Hil l apar tments, ranging down 
the hi l lside wi th commanding v iews of Alexandria, 
as well as some vacant parcels and a large con
centrat ion of two-story duplexes, if the impact of 
Metro on these uni ts is regulated and guided 
careful ly, the surrounding resident ia l area has the 
potent ial of providing a compac t and identi f iable 
communi ty wi th excel lent access .to the metro
pol i tan area. 

Metro development must be designed to meet 
the system's necessary t ranspor ta t ion objectives 
whi le at the same t ime min imiz ing adverse im
pacts on those surrounding uses which are 
already in place and which are recommended to 
remain after Metro begins service. 

Huntington Conservation Area 
The Metro stat ion area inc ludes the Hunt ington 

communi ty . This area which is developed most ly 
as duplex homes, including some garden apart
ments and retail commerc ia l act iv i t ies, lies 
roughly 1,500 feet west of Route 1 and is located 
between the Capital Beltway and the proposed 
Metro stat ion. A neighborhood improvement pro
gram and conservat ion plan has been adopted for 
the community by the Board of Supervisors. The 
basic goal of this document is the conservation 
and development of a viable and sound residential 
communi ty in the Hunt ington neighborhood. First, 
the neighborhood improvement program l ists a 
series of public improvement pro jects that wi l l be 
necessary to improve the l ivabi l i ty of Hunt ington. 
A number of these projects wi l l be funded by the 
communi ty development b lock grant program. 
Second, the conservat ion plan provides the legal 
mechanisms for carrying out the act ivi t ies of the 
neighborhood improvement program; it f i rmly es
tabl ishes land use densit ies for the Conservation 
Area; and it sets standards for future development 
and rehabi l i tat ion in the communi ty . 

Fairhaven Conservation Area 
A neighborhood improvement program and 

conservat ion plan for the Fairhaven communi ty 
was adopted by the Board of Supervisors on 
September 10, 1979. The basic goal of this docu
ment is the conservat ion and development of a 
viable and sound resident ial communi ty in 
Fairhaven. The neighborhood improvement pro
gram lists a series of pub l ic improvements 
necessary to correct cond i t ions in Fairhaven. A 
number of these projects wi l l be funded through 
the community development b lock grant program. 
The Conservation Area is general ly bounded by 
Fort Drive on the north, Route 1 on the east, 
Jamaica Drive on the south , and North Kings 
Highway on the west, 

RECOMMENDATIONS 

Land Use 
Huntington Metro Station Area 
A. Commercial development of the Route 1 

corr idor port ion of the Hunt ington area should, 
where possible, fol low the general pol icies and 
guidel ines of the Route 1 Corr idor Area. However, 
such uses should take par t icu lar care to introduce 
no conf l ict wi th Metro ob ject ives—that is, no 
auto-oriented uses that wou ld tend to restrict 
Metro-generated traff ic, part icular ly during peak 
hours. 

B. The general character of development 
wi th in the Hunt ington Metro tr iangle should be 
primari ly residential. Medium- and high-rise struc
tures should be used along the east portions of 
the tr iangle but lower prof i le s t ructures should be 
provided along the western and southern edges in 
order to enhance compat ib i l i ty wi th exist ing low-
density residential neighborhoods at those points. 

C. The parcels (83-3 ((1)) 72-78) in the southwest 
quadrant of the intersect ion of Route 1 and Hunt-

Hunt ington Avenue are planned for residential 
development at 30 dwel l ing units per acre in the 
event that the fol lowing condit ions are met. Coor
dinated development should take place so that: 

1. project design and layout wil l provide a 
qual i ty development in keeping wi th the 
character of residential development in the 
area; 

2. development wil l be screened and well 
set back from Route 1 to avoid excessive 
bui lding bulk in proximity to Route 1 and to pro
vide an adequate t ransi t ion downward to the 
lower residential densit ies exist ing and plann
ed south of Route 1 and west of Fort Hunt 
Road; 

3. mixed uses are encouraged provided that 
the traff ic impact of such uses are thoroughly 
analyzed and mit igated so that Hunt ington 
Avenue and Route 1 adjacent to the site wil l 
operate at levels of service acceptable to 
VDH&T and the County; 

4. there wil l be an internal c i rculat ion 
system to allow connect ion wi th adjacent 
parcels; 

5. vehicular access points wi l l be l imi ted to 
locations as far f rom the Route 1/Huntington 
Avenue intersection as possible; 

6. the site access points wi l l operate at 
levels of service acceptable to VDH&T and the 
County; and 

7. adequate right-of-way wi l l be provided for 
the improvement of that in te rsec t ion if 
necessary. 

A density up to 40 dwel l ing uni ts per acre may 
be considered in the event that Hunt ington 
Avenue and Route 1 adjacent to the site wil l 
operate at levels of service acceptable to the 
VDH&T and the County. 

D. Existing residential neighborhoods in or im
mediately adjacent to the Metro area tr iangle 
should be seen as stable port ions of the area and 
as resources to be preserved. Their replacement is 
not recommended during the planning period; and 
any road improvement proposal which adversely 
af fects the stabi l i ty of such areas should be very 
careful ly considered to determine if preferable 
alternatives exist. The County should use a strong 
code enforcement -program to ensure that 
economic pressure on these areas, which may be 
brought about by the presence of Metro, does not 
result in their deteriorat ion as desirable residen
t ial communit ies. Development wi th in and adja
cent to the Hunt ington and Fairhaven com
m u n i t i e s s h o u l d be c o n s i s t e n t w i t h the 
neighborhood improvement program and conser
vat ion plans for those communi t ies. 

E. The Crider Park subdivision, 18 parcels 
along Kathryn Street northwest of Telegraph Hil ls 
apartments, between North Kings Highway and 
Hunt ington Avenue, should be maintained as a 
stable neighborhood wi th a density of 3-4 dwel l ing 
units per acre. Nonlocal t raf f ic along Kathryn 
Street is strongly discouraged. 

F. Structures erected adjacent to the Metro sta
t ion wi l l , like the aerial track itself, tend to be 
highly visible. In reviewing development proposals 
and site plans for Metro-related development at 
the site, the County should seek good qual i ty 
design for each structure and design compat ib i l i ty 
among structures. 

G. Develop the Mount Eagle Park to provide 
needed park faci l i t ies in this high-density area and 
to buffer the Metro-related act ivi t ies from adja
cent low-density development. 

H. The low-lying plotted but undeveloped land 
along the south side of Cameron Run, north of the 
rear property line of parcels on the north side of 
Ar l ington Terrace, should be acquired and further 
developed for addit ional park uses to serve the 
residents of the Hunt ington area. The Fairfax 
County Water Authority which now util izes a por
t ion of the property as a shop and storage yard 
should plan to relocate this funct ion to property 
the Authori ty has purchased on Cinder Bed Road. 

I. A trai l or walkway system connect ing such 
residential areas and park areas  to the Metro sta
t ion should be included in the overall development 
pattern relat ing to Metro so that the provision of 
residential structures and roadways wil l not in any 
way foreclose pedestrian access to either the up
per or lower stat ion access. Pedestrial access to 
the Metro stat ion from Hunt ington Avenue resi
dential areas is to be provided by sidewalk along 
Hunt ington Avenue rather than across the Hunt
ington tr iangle. A sidewalk on both sides of the 
street is recommended, in addit ion to a pedestr ian 
overpass to link development on both sides of 
Hunt ington Avenue. 

J. The various environmental amenit ies sur
rounding the Hunt ington area should be preserved 
in the EQC system and protected f rom adverse im
pacts of fu ture development. 

Remainder of Sector 
A. Route 1 Corridor Area policies consistent 

w i th the other recommendat ions in this sect ion 
apply to al l land located between Route 1 and ad
jo in ing stable residential areas. 

B. Development of the area located along the 
north side of Hunt ington Avenue, between the 
Fenwick Drive duplexes and the industrial ly-zoned 
land, should be suff ic ient ly coordinated to ensure 
that there wi l l not be leftover parcels which could 
not easily be developed in conformance with 
County pol ic ies. 

In the absence of adequately coordinated 
development proposals, the front parcels in the 
area located along the north side of Hunt ington 
Avenue between the Fenwick Drive duplexes and 
the industrial ly-zoned land should remain in their 
present zoning and use, and the rear parcels 
should develop at an intensity consistent with 
that of the front parcels. 

Wi th adequately coordinated development, the 
area is appropriate for off ice development, which 
would : 

1. s t imulate consol idated or coordinated 
development of the area, which is s igni f icant ly 
parcel ized, 

2. a l low an economic use of marginally-
developed land, 

3. provide a Metro-related use, 
4. a l low a more noise-resistant use of the 

property than residential use, 

5. cons t i t u te a t rans i t ion between in
dustrial ly-zoned land and a duplex community. 
Signi f icant landscaping and buffer ing should 

be provided adjacent to the exist ing residential 
communi ty . The property should have only one en
trance, opposi te the proposed entrance to the 
Hunt ington Metro Station, which is along the 
elevated t racks thus al lowing a greater setback 
f rom the t racks. Adequate provisions should also 
be made for internal access. 

Consider ing the traff ic problems of the area, 
wh ich wil l increase with the arrival of Metro, and 
the desirabi l i ty of support ing the stabi l i ty of the 
moderately-priced, stable residential areas near
by, bui ld ings should not be more than six stories 
in height unless a specif ic f inding can be made 
that a bui ld ing over that height would not unduly 
worsen the traff ic congest ion or undermine 
residential stabi l i ty. In no event would develop
ment more intense than that al lowed under C-3 
zoning be appropriate. 

C. it is recommended generally that inf i l l of va
cant parcels in this sector be in accordance with 
exist ing development. 

D. Clustered residential development is recom
mended for approximately 19 acres located just 
west of Penn Daw Shopping Center, including 
parcels 83-3 ((1)) 5 and B; and parcels 82-4 ((1)) 24, 
83-3 ((11)) 7. 8. 9. 10 in Poag Heights, and the com
mercial uses that adjoin it. A low density of 3 
dwel l ing uni ts per acre maximum is recommend
ed. Access should be from Shaffer Drive on the 
west and Poag Street on the east. 
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E. Coordinated rep la t t ingand ful l development, 
w i th integrated internal c i rculat ion and amenit ies, 
of the small area on the north side of South Kings 
Highway immediately east of the Mount Comfort 
Cemetery tract would be desirable. Such coor
dinated development may be done at an overall 
density of 3-4 dwel l ing units per acre for the area, 
which includes parcels 83-3 ((1)) 9-13A. 

F. Realigning the intersections of North Kings 
Highway and Hunt ington Avenue with Telegraph 
Road into a single intersection could be used to 
improve presently vacant or marginally used 
parcels in the vicinity of the interchange, pro
viding uses appropriate to the neighborhood and 
an improved c o m m e r c i a l edge w i t h that 
neighborhood. 

G. Those properties located on the west side 
of North Kings Highway between School and 
Poag Streets (map 83-3 (<4)) parcels A and 13. 
map 83-3 ((11)) parcels 2. 3, 4 and 5) are planned 
for either low rise off ice, urban density residential 
uses (not to exceed three stories), or compatible 
institutional uses to serve as an effective transi
tion between the residentiai and commercial areas 
located north and south of the subject property, 
respectively. Map 83-3 ((11)) parcel 6 is planned 
for 2-3 dwelling units per acre to create a logical 
delineation between the more intense land uses 
to the east and the low density residentially 
planned properties to the west that relate to this 
particular parcel. The intensity of development 
should not unreasonably impact either the local 
transportation network or the stability of adjacent 
residential neighborhoods. 

To improve vehicular and pedestrian circula
tion, as well as maximizing opportunities for qual
ity, coordinated development, every effort should 
be made to consolidate parcels. Traffic access 
points should be located on Poag and/or School 
Streets and existing curb cuts along North Kings 
Highway should be eliminated if there is substan
tial parcel assemblage. If only the old Groveton 
Police Station and Garage is redeveloped, exist
ing curb-cuts along North Kings Highway should 
be provided to afford adequate visual protection 
between the parcels planned for office and the ex
isting adjacent residential property. 

Public Faci l i t ies 
PSfks, Recreation and Open Space 
A. The Park Authori ty should complete devel

opment of Jefferson Manor Park in accordance 
wi th its master plan. 

8. Mount Eagle Park shouid be acquired from 
the Hunt ington Metro Stat ion property to provide 
needed park faci l i t ies in th is high-density area and 
to buffer the Metro-related activi t ies f rom adja
cent low-density development. 

C. Acquire parkland along the Cameron Run 
stream valley In accordance wi th the Fairfax 
County Stream Valley Policy. 

Transportat ion 
A. The transportat ion recommendations for 

this sector are included in the Transportat ion sec
t ion of the Plan, 
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O HYBLA VALLEY COMMUNITY 
IYI V £m PLANNING SECTOR 

This sector conta ins part of the Route 1 Cor
ridor Area as shown in the shaded area on the sec
tor map. The overall s i tuat ion in and general 
recommendat ions for the Route 1_ Corridor Area 
are presented in that sect ion. 

Land Use 
Hybla Valley Planning Sector is one of the most 

diverse planning sectors in Fairfax County. Wi th in 
the boundaries  of Sector MV2 are the two largest 
shopping centers in the Mount Vernon Planning 
Distr ict: Beacon Mall and Mount Vernon Plaza 
Shopping Center (also known as Hybla Valley 
Shopping Center). There are stable, single-family 
subdiv is ions l ike Groveton Heights, Valley View, 
and Hybla Valley. There are large concentrat ions 
of apartments such as Beacon Hill Apartments, 
several condomin iums and privately-owned recre
at ion si tes, pr imari ly featur ing swimming pools. 
Approximately for ty percent of all mobi le home 
pads in Fairfax County are located in this plan
ning sector. Strip commerc ia l development char
acterizes the sector for most of its eastern border, 
along Route 1. 

Litt le Hunting Creek has etched a wide f lood-
plain that forms the southern boundary of this 
sector. 

Transportation 
Richmond Highway and South Kings Highway 

are the major roadways of th is planning sector. 
Bus service is of fered along Route 1 and South 
Kings Highway, and wi th in the area of the apart
ment bui ldings near Penn Daw. 

Public Facilities 
Schools ' 
Hybla Valley Elementary School is located 

wi th in the sector. The old Groveton Elementary 
School  on Memorial Drive has been declared 
surplus to the needs of the County 's school 
system and is being proposed for sale to the 
private sector. 

Parks, Recreation and Open Space 
The Groveton Heights, Hybla Valley, and 

Linclair Parks are located w i th in the sector. Wi th a 
dense populat ion and a high expected growth 
rate, the area is poorly served by communi ty park 
faci l i t ies. 

Housing 
As already indicated, housing in Sector MV2 is 

as diverse as anywhere in Fairfax County. The me
dian house cost in the sector 's single-family sub
divisions is lower than the County median. Seven 
apartment complexes, ranging in size f rom 
Beacon Hill Apar tments wi th 506 units to Mount 
Vernon Gardens Apar tments w i th 32 uni ts, provide 
a total of 2,730 units. Apartment units are 
avai lab le w i th in a low/midd le- renta l range. 
Colchester Towne development has 200 con
domin iums wi th an average cost much lower than 
the median price for single-family homes in the 
County. 

Four mobile home parks in Sector MV2 have a 
total of 970 pads, representing 40 percent of the 
total of all mobi le home pads in Fairfax County. 
One of them, Audubon Mobile Home Park, has 700 
pads. Among the older, usually retired residents, 
however, there are cit izens who have lived in the 
same park for many years. There is a large varia
t ion in quality and extent of accommodat ions 
among these mobi le home parks. At least one 
park has provided wide streets wi th curb and gut
ter, appropriate open space between units, land
scaping, and general ly an attract ive appearance. 

On the other end of the spectrum, some of the 
parks have crowded uni ts together as closely as 
possible under County regulat ions, provided only 
the barest min imum r ights of way for automobi le 
paths, and have a depressing appearance aesthet
ically. One of the greatest housing needs in Fair
fax County may be in the category of safe, 
sanitary, and attract ive mobi le home parks, as 
they do represent one of the few types of low- to 
moderate-cost housing st i l l available. 

One of Fairfax County 's subsidized housing 
projects lies within th is sector. The Audubon 
Apartments, which are owned and operated by the 
Fairfax County Housing Authori ty, have 46 uni ts, 
all designated for the retired elderly. 

Groveton Community Improvement Plan 
On October 29, 1979, the Board of Supervisors 

adopted The Groveton Communi ty improvement 
Plan prepared by the Department of Housing and 
Community Development, to upgrade and pre
serve this neighborhood by providing public 
faci l i t ies such as sidewalk, curb and gutter. 
Homeowners wil l part ic ipate in the design of im
provements and wil l share in the cost. The area is 
generally bounded by Lenclair Street, South Kings 
Highway, Harrison Lane, Holly Hil l Road, and 
Route 1. 

The Groveton Redevelopment Area 
On June 20, I983, the Board of Supervisors 

adopted the Groveton Redevelopment Plan to 
facilitate the redevelopment of the area by the 
Southeast Fairfax Development Corporation as 
recommended in the Route One Corridor Eco
nomic Development Action Plan. The plan permits 
the Fairfax County Redevelopment and Housing 
Authority to acquire property within the area, to 
dispose of any property acquired, and to provide 
financial assistance for the redevelopment of the 
area. The area is generally bounded by Richmond 
Highway on the east. Memorial Street on the 
north, Donora Drive on the west, and the 
Groveton Heights subdivision on the south. 

RECOMMENDATIONS 

Land Use 
Route 1 Corridor Area 
The general recommendat ions for the area, 

which are presented in the Route 1 Corridor Area 
section, also apply to the port ion in th is sector. 
Specific policies for the port ion of that area in this 
sector are included below. 

(The fol lowing recommendat ions read from 
north to south.) 

A. On the west side of Route 1, between that 
highway and South Kings Highway, and from their 
intersection south to parcels B and 12, the area 
now zoned C-8 and R-2 is planned for C-8 uses. The 
adjacent parcel on south Kings Highway is 
planned for C-2 of f ice uses as a transi t ion to adja
cent residences: Parcels83-3 ((5)) (1) 1-12, B, 23, 24 
and 25, which are zoned C-8 and R-2. 

B. The adjacent parcels on Franklin Street are 
recommended for C-2 of f ice uses as a t ransi t ion to 
adjacent residences: Parcels 83-3 ((5)) (1) 13, 14, 
which are zoned C-2. 

C. Properties on the west side of Route l.from 
Franklin Street south to the north boundary of the 
Fairhaven subdivision are recommended for C-8 
uses for the depth presentl zoned commerc ia l : 
Parcels 93-1 ((2)) 1, 2, 3. 500, and 500A, which are 
zoned C-8. 

D. The area between Route 1 and Donora Drive, 
extending from Memorial Street south to midway 
between Clayborne Avenue and Collard Street is 

Specific recommendations for the shaded 
areas are found in this sector. 

appropriate for of f ice development, well screened 
and buffered from adjacent residential areas and 
with coordinated, l imited access to Route 1. Con
siderat ion should be given to al lowing abandon
ment of Clayborne Avenue if that would permit 
consol idated development, provided that traf f ic 
safety and congest ion would not be worsened. In
terim public faci l i ty use of the old Groveton 
Elementary School site would be appropriate on 
the condi t ion that it did not adversely impact the 
adjoining residential communi ty in terms of: traf
fic, vehicular access, parking requirements, 
l ight ing, signing, outside storage, length and in
tensity of outside activity, or general visual 
impact. 
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E. Low-r ise t rans i t i ona l o f f i c e uses are 
planned for parcels 92-2 ((19)) 101-105, and 
neighborhood commercial uses for parcels 92-4 
((1)) 45-47, which are zoned R-2 and C-8. 

F. These two parcels are recommended for I-3 
uses, the ordinance category which appears most 
appropriate to exist ing development on parcel 77. 
The inclusion of Parcel 77A provides a Route 1 
or ientat ion for the industr ial use. These parcels 
shouid be wel l buffered to adjacent nonresidential 
uses: Parcels 92-4 ((1)) 77 and 77A, which are 
zoned C-8. 

G. The R-5 category is recommended for these 
parcels on the east s ide of Fordspn Road, for a 
depth equivalent to the rear property l ine of 
parcels 72, 73 and 74. Adequate buffer ing is 
recommended on all sides: Parcels 92-4 ((1)) pt. 70, 
72, 73, 74 and pt. 76, which are zoned C-8. 

H. R-5 residential uses are recommended also 
for the fo l lowing properties but should extend no 
further east than the rear property l ine of parcels 
64 and 69A: Parcels 92-4 ((1)) 64, pt. 67 and pt. 68, 
which are zoned C-8. 

I. A well-defined system of interior roads wi th 
curbs should be developed in the Mount Vernon 
Plaza Shopping Center and adjacent commercial 
properties to improve both passenger and pedes
trian safety and to promote an organized image of 
the center. Expansion of the shopping center's 
commercial area is not recommended at this t ime, 
in view of the expanded commerc ia l activity possi
ble by better use of the current faci l i t ies. Parcels 
101-2 ((D) 12A, 128, 12C, 501, 502, 503, 504, 505, 
506, 507B and 513. 

J. On the west side of Route 1, Oak Grove and 
Mount Vernon Trailer Parks and the drive-in 
theatre site are recommended for a well-buffered 
fl-MHP mobi le home park, well screened from 
Route 1 and Ladson Lane. A well-planned interior 
street pattern is required wi th no more than one 
access each to Route 1 and Ladson Lane: Parcels 
101-2 ((6)) 514, 515, 516, 517A, 17, 18, and A, which 
are zoned C-8. 

K. From Ladson Lane south  on the west side of 
Route 1,  to the edge of Harmony Place Trailer 
Park, to the rear of the commercia l uses on Route 
1 at that point, a well-buffered R-MHP develop
ment is recommended. Access should be from 
Ladson Lane only, and project design should in
dicate concern for the f loodplain to the south
west. Part of Parcel 25 wilt be needed for f lood 
control improvement: Parcels 101-2 «§)) 26-30, 
which are zoned R-3 and C-8. 

Remainder of Sector 
A. Route i Corridor Area pol ic ies consistent 

wi th the other recommendations in this sect ion 
apply to all land located between Route 1 and ad
joining stable residential areas. 

B. In general, infi l l of vacant parcels in this 
sector should be in accordance wi th exist ing 
development. 

C. The Plan recommends complet ion of Grove
ton Gardens apartment development at 20 dwell
ing units per acre. Adequate buffer ing should be 
provided to adjacent detached homes on the east 
side of Harrison Lane. 

0 . Parcel 92-4 ((1)) 59 is shown on the Plan map 
for residential development at 8-12 dwel l ing uni ts 
per acre. The parcel may be considered for a 
higher density up to 15 units per acre, however, if 
if can be demonstrated that such development is 
of suff ic ient ly high qual i ty to be an appropriate 
and compatible use adjacent to the stable Hybla 
Valley residential community. In order to ac
compl ish that, development would need to meet 
the fol lowing condi t ions: 

1. Townhouses, at the lower end of the 
planned density range, buffered by a 60-foot 
landscaped str ip, instead of the required 
25-foot strip along the northern edge of the 
property, shall be the most dense type of 
development to occur next to the Hybla Valley 
Subdivision. 

2. Garden apartments shall be restr icted 
to the central and southern port ions of the 
tract. 

3. The quality of construct ion and ap
pearance of the development shal l be compat i 
ble wi th Hybla Valley subdivision and shall in
crease the desirabil i ty of the general area for 
residential l iving. 

4. Because of the high water table in the 
area, a drainage study shal l be undertaken to 
ensure that development wil l not add to the 
drainage problems of the area. 

5. interna! c i rculat ion of the development, 
access to Fordsbn Road, and Fordson Road 
widening along the frontage of the property, 
shal l emphasize the property's access to Route 
1. Project design shall faci l i tate Metro use by 
residents. 

6. Adequate recreational space shall be 
suppl ied within the project boundaries to serve 
the needs of the residents. 

7. Furthermore, parcel 58 shal l be supplied 
wi th at least one point of access through the 
subject parcel  to Fordson Road, two points if 
all access to a highway needs to be through 
parcel 59. 
E. To provide a buffer between Beacon Hill 

apartments and the single-family residence in 
Groveton Heights, parcels 92-2 ((2)) 14 and 16B 
should be developed in the 8-12 dwel l ing units per 
acre range, but wi th a maximum density of 10 
dwel l ing units per acre. 

F. Any further development of parcels 92-2 ((D) 
9, 10, and 10A should be at no higher density than 
2 units per acre. 

G. The Groveton neighborhood should be pre
served and upgraded in accordance with "the 
Groveton Community Improvement Plan. Develop
ment in the area to which Route 1 corridor policy 
does not apply should be of the same character 
and density as exist ing development. 

Public Facilities 
Parks, Recreation and Open Space 
A. Expand and develop Groveton Heights Park. 
B. Develop Hybla Valley Park. 
C. Add i t iona l communi ty-serv ing park land 

should be acquired in the southern port ion of the 
sector as it develops. 

D. Develop Lenclair Park. 

History 
A. Part of the Huntley Historic Distr ict lies 

within this area. Regulations for this area are 
discussed in Sector RH7. 

Transportation 
A. The transportat ion recommendat ions for 

this sector are included in the Transportat ion sec
t ion of the Plan. 
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R f l \ / 0 GREATER BELLE HAVEN 

IVI V O COMMUNITY PLANNING SECTOR 

Land Use 
That port ion ot Sector MV3 that lies along 

Route 1 (for the most part between Route 1 and 
the Belle Haven subdivision) has been included in 
the Route 1 Corridor Area d iscuss ion. The shaded 
port ion of the sector map covers the area. The 
largest s ingle land use in th is sector is single-
fami ly detached housing. The sector includes one 
of the few townhouse developments east of Route 
1. The Belle Haven Country Club uti l izes approxi
mately 120 acres for recreat ional fac i l i t ies that in
c lude an 18-hole golf course, tennis courts, a driv
ing range, and a swimming pool. There are two 
schools and a mobile home park w i th in the sector. 
The Potomac River bounds the sector on the east. 

Transportation 
Richmond Highway, the George Washington 

Memorial Parkway, and Fort Hunt Road are major 
roadways in this planning sector. In addit ion, 
Beacon Hill Road/Belle View Boulevard, Quander 
Road, and Belle Haven Road funct ion as collector 
streets. Quander Road, between Route 1 and the 
elementary school, is narrow and poorly aligned 
on a steep grade. 

A major conf l ict potent ia l of the Huntington 
Stat ion s i te is in terms of access  to the stat ion. 
The road network leading to the tr iangle contain
ing the s tat ion is in many cases inadequate to 
handle the expected tr ip demand caused by 
Metro. Fort Hunt Road presently intersects with 
Route 1 north of Hunt ington Avenue, neces
s i ta t ing for t ransi t t ra f f ic a left turn across Route 1 
and then a r ight turn in order to get Fort Hunt traf
f ic onto Hunt ington Avenue headed toward the 
Metro s ta t ion. 

Bus serv ice is o f fe red a long Richmond 
Highway, Fort Hunt Road, and Belle Haven Road. 
In add i t ion , bus service is of fered along some 
residential streets in the planning sector. 

Public Facilities 
Schools 

Groveton High School is located wi th in the sec
tor. The Quander Road School serves as a faci l i ty 
for school special educat ion needs. 

Parks, Recreation and Open Space 
This sector contains a large segment of open 

space land along the George Washington Memo
rial Parkway. The sector also contains the historic 
Fort Wi l lard Circle Park. 

Other Public Facilities 
The sector contains the Penn Daw Fire Stat ion 

and the Route 1 Human Services Of f ice faci l i ty. 

Shopping 
The shopping faci l i t ies along Route 1 and in the 

Belle Haven Shopping Center are adequate to 
meet the needs of cit izens in th is sector. 

Housing 
The Greater Belle Haven Sector has a cross 

sect ion of housing. The sector includes town-
houses wi th a median price higher than the Coun
ty's median cost for a detached single-family 
home. At the same t ime, the median single-family 
home is priced sl ight ly lower than the County 
median. 

One mobi le home park, located along Route 1 
has 90 pads. 

RECOMMENDATIONS 

Land Use 
Route 1 Corridor Area 
The overall s i tuat ion in and general recommen

dat ions for the Route 1 Corridor Area are pre
sented in that sect ion and apply to the port ion 
wi th in this sector. 

A. The 17-acre port ion of the land, ownership 
of which is c la imed by the Belle Haven Country 
Club, east of Fort Hunt Road, is planned for open 
space. In the event that a public authori ty is not 
deeded or cannot acquire this acreage for open 
space, a back-up density of 8-12 dwel l ing uni ts per 
acre in the townhouse cluster mode not  to exceed 
10 dwel l ing uni ts per acre in the townhouse 
cluster mode is designated to achieve reasonable 
compat ib i l i ty wi th Belle Haven and surrounding 
communi t ies and to minimize further damage to 
the environment. 

The 9.4-acre parcel on the west side of Fort 
Hunt Road to wh ich the Belle Haven Country Club 
apparently has clear t i t le could be suitably 
developed in townhouses. Development in the 8-12 
dwel l ing uni t per acre range, wi th the densi ty held 
to the lower end of the range, would const i tute an 
acceptable t ransi t ion between the Route 1 com
mercial uses and the Belle Haven subdivision. 

However, as smal l a part as possible of this 
parcel should be considered as one of a number of 
alternate connectors between the Hunt ington 
Metro Stat ion and the area lying between Route 1 
and the Potomac River. An adequate t ransi t ion 
would need to be establ ished adjacent to Belf ield 
Road, wh ich has detached single-family resi
dences f ront ing on it. 

B. Parcel 83-3 ((1)) 53 is planned for residential 
uses at 4-5 dwel l ing units per acre. The develop
ment should cluster units in a few structures, leav
ing the s i te as undisturbed as possible. The intent 
of the Plan may be Interpreted to include no more 
than three addi t ional units being served by an ex
tension and cul-de-sac of Grove Drive. Provision of 
such a cul-de-sac would benefit present and future 
users of Grove Drive. Homes built wi th Grove Drive 
access should be compat ib le in size, style, and 
character wi th exist ing development along that 
street. The parcel has been approved for park use; 
and, a l though it has not been ful ly acquired by the 
Fairfax County Park Authori ty, it is the site of 
Belle Haven Park. 

C. The commercial ly-zoned area consist ing of 
parcels 83-3 ((1)) 52 (pt.) and 53A, and those parcels 
southwest of Quander Road should be planned for 
R-5, or preferably PDH-5, residential uses. 

Design of the project should involve a few 
clustered structures wi th the majori ty of the steep 
site left undisturbed, and should provide no more 
than one entrance point onto Route 1 and that no 
closer than 200 feet  to Quander Road, and no 
more than two entrances on Quander Road, no 
closer than 200 feet to Route 1. These latter provi
sions are intended to preclude congest ion near 
the Route 1/Quander Road intersection because 
of the cr i t ical importance of that road, when im
proved, for carrying school traf f ic to and from the 
new Groveton High School and Metro-related traf
f ic to and from Hunt ington, as well as the residen
t ia l t raf f ic generated on th is site. 

D. Parcels 93-1 ((1)) 46A-53 are recommended 
for planned publ ic uses, for future addit ion to the 
Groveton High School. In addit ion, the staf f is 
directed to explore, wi th the School Board staff , 
the possibi l i ty of providing addit ional school ac
cess f rom Beacon Hill Road. 

E. Including the westernmost 200' of map 83-3 
((1)) parcel 20 to and across Fairview Drive to 
include map 83-3 ((1)) parcel 14. commercial use 
is recommended for the depth from Route 1 pres
ently zoned commercial . 

F. Between map 83-3 ((1)) parcel 14 and the 
Penn Daw Garden Apartments approximately 500 
feet to the south, residential densities of 16 to 20 
dwell ing units per acre are recommended. Traffic 
access to Route 1 should be consolidated and 
landscape material should be selected and 
located so as to protect the residential community 
to the east. These objectives could be effectively 
realized through a unified development effort or 
parcel consolidation. 

G. From Dawn Drive south to Beddoo. Street, 
for the depth of present commercial zoning, the 
recommended use is R-16, adequately buffered to 
the east. Automobi le access to this project should 
be primari ly f rom Beddoo Street and Dawn Drive, 
wi th the project designed for walking access to 
Route 1 at a point opposite Southgate Drive: 
Parcels 93-1 ((1)) 2 1 , 22, pt. 24. pt. 25, and pt. 26, all 
of which are zoned C-8. 
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H. From Beddoo Street south to Beacon Hill 
Road for the depth of current commercial zoning, 
the Plan cal ls for C-8 retail uses except for parcel 
78 which is recommended for C-2 of f ice uses: 
Parcels 93-1 ((D) 74, 74A, 77 and 78. which are 
zoned C-8. 

I. Environmental ameni t ies should be preserv
ed in the EQC system and protected from adverse 
impacts of future development. 

Remainder of Sector 
A. Route 1 Corridor Area policies consistent 

wi th the other recommendat ions In this section 
apply to al l land located between Route 1 and ad
jo in ing stable residential areas. 

8. It is recommended general ly that inf i l l  of va
cant parcels in this sector be in accordance wi th 
exist ing surrounding development. 

C. The port ion of vacant land behind K-Mart 
Center which includes f loodpla in should be left as 
open space. 

0. Soil condit ions permi t t ing, infi l l  in Selle 
Haven Estates and on parcel 93-1 ((D) 71A should 
be low density. It is suggested that no more than 
six clustered home si tes, wi th access from 
Princeton Drive or Cygnet Drive, be developed on 
the parcel. 

E. North of Quander Road Elementary School, 
the best use of parcels 83-3 ((D) 26. 30. would be 
for townhouses as a buffer to the school. 

F. The property immediately adjacent to the 
northwest corner of Groveton High School, 
parcels 93-1 ((D) 44f l and 45, is recommended for 
residential expansion at the density of surround
ing development. The property might also be 
sui ted for possible expansion of school property. 

G. The area between Bel le Haven Road and 
Olde Towne Road, east of Potomac Avenue, 
(parcels 83-4 ((g)) (39) 1-3, 25-30; (35); (40) 6, 7, 505, 
506) is recommended for medium-density residen
t ial development at 5-6 dwel l ing uni ts per acre in 
conjunct ion wi th the provision of an adequate 
storm drainage out fa l l , wh ich wil l require major 
construct ion, and consistent wi th the County's 
policy regarding development wi th in this flood-
prone area. Proposed development shall be com
patible wi th the low-density, detached single-
fami ly residential communi ty on the north and 
south sides of Olde Towne Road and along 10th 
Street.  An opt ion of nonintensive, low-rise of f ice 
use along the south side of Belle Haven Road 
shall be considered on th is s i te in the event of 
total parcel consol idat ion  o f the central port ion of 
the site (parcels 83-4 ((2)) (35); (40) 6,7,506). The op
t ion of low-rise of f ice use is intended to en
courage the development of: 

1. compat ib le , we l l -s i ted o f f i ce uses, 
which are concentrated along Belle Haven 
Road and buffered and screened from adjoin
ing residences; and 

2. residential uses on the north side of Olde 
Towne Road in residential areas which are suf
f iciently large to be viable, offer amenit ies, and 
provide an adequate t rans i t ion to the adjoining 
low-density residential communi t ies. 

H. Residential infi l l in th is sector should ex
tend and eomptete exist ing street patterns where 
desirable. 

1. All commercial act iv i ty in the sector shouid 
be restr icted to exist ing shopping centers except 
as recommended in Recommendation (G) above 
and under Route 1 Corridor Area. 

Transportat ion 
A. The transportat ion recommendations for 

this sector are included in the Transportation sec
tion of the Plan. 
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MV4 WELLINGTON COMMUNITY 
PLANNING SECTOR 

Land Use 
The northern port ion of the sector is a mix of 

commercia l and apartment uses. From the West-
grove subdivision southward, the area is total ly 
single-family detached dwel l ings. 

The Potomac River is the major watercourse in
f luencing the sector. 

Transportation 
Fort Hunt Road and the George Washington 

Memorial Parkway are the major roadways in this 
sector. Belle View Boulevard, Westgrove Boule
vard, Morningside Lane, Alexandria Avenue, and 
Col l ingwood Road funct ion as l inks between 
residential areas and the parkway. Bus service is 
of fered along Fort Hunt Road and Belle View 
Boulevard. 

Public Facilities 
Schools 

The sector contains the Belle View Elementary 
School . 

Parks, Recreation and Open Space 
Much of the 1,006 acres of parkland within the 

right of way of the George Washington Memorial 
Parkway forms the eastern border of the sector. 
Col l ingwood Park is also located within the sec
tor. 

Other Public Facilities 
The County-owned surplus Westgate sewage 

treatment plant is located wi th in the sector. 

Housing 
The vast major i ty of housing in Sector MV4 is 

low-density, detached single-family residential. 
However, the sector also includes approximately 
1,460 apartment uni ts. The median price of a 
single-family home in this sector is higher than 
the County median. There are no mobile home 
parks in the sector. 

Currently 50 units of the Belle View apartment 
complex are authorized for below-market housing, 
and 40 of these units are occupied as public 
housing. 

RECOMMENDATIONS 

Land Use 

A. It is generally recommended that inf i l l  of va
cant parcels in th is sector be in accordance wi th 
exist ing development of low-density residential 
uses. 

B. Cont inued mul t i fami ly use of the apartment 
complex south of Belle View Boulevard and east 
of Fort Hunt Road and Belle View Elementary 
School is adopted. However, it is the Board's in
tent ion, when subsequently addressing the zoning 
of the si te,  to seek a f lexible zoning approach that 
would a l low cont inuat ion but not unregulated ex
pansion of present mixed of f ice and commercia l 
uses in the apartment complex. 

C. The 21-acre publicly-owned parcel north of 
the Westgrove subdivision on Fort Hunt Road is 
appropriate for residential use at 3 dwel l ing units 
per acre, wi th considerat ion of communi ty park 
use on a port ion of the si te. It is suitable for 
c luster development. Any residential development 
shal l provide for: 

A . 1. restr ict ion of development on the f lood-
plain, steep slopes, or marine clay; and 

2. provision of adequate access, which may 
include turning lanes on Fort Hunt Road. 
Interior and exterior noise mi t igat ion measures 

are appropr iate for any residential uses impacted 
by highway noise. 

D. Any new development having direct access 
to, or a visual impact upon the George Wash
ington Memorial Parkway should be compat ib le 
wi th the histor ic and scenic character of the 
parkway, as well as the character of the adjoining 
low-density, detached single-family residential 
communi t ies . 

Public Facilities 

Parks, Recreation and Open Space 
A. It is recommended that the h is tor ic 

Wel l ington site be preserved through a program of 
restr ict ive easements and/or revolving funds. 

B. It is recommended that the 18-acre parcel 
(93-4 ((1)) 3) be acquired for park use. If park use is 
infeasible, the recommended alternative use of 
the t ract is for clustered residences at 2 dwel l ing 
units per acre. 

C. Complete development of Col l ingwood Park 
(formerly Col l ingwood School site) in accordance 
wi th the adopted park master plan. 

Environment 
A. The designat ion of the Potomac shoreline 

as a cr i t ica l environmental area is endorsed by 
this Plan. No uses in conf l ic t wi th that designation 
should be permit ted. 

B. Acquire parkland along the Potomac shore
line in accordance wi th the Fairfax County Stream 
Valley Policy. 

Transportation 
A. The transportat ion recommendat ions for 

this sector are included in the Transportat ion sec
t ion of the Plan. 
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Land Use 
Tracts in Sector MVS that are located along 

Route 1 have been grouped into the Route 1 Cor
ridor Area. Those tracts are generally depicted by 
the shading on the sector map. 

The largest single land use  in Sector MVS is 
low-density single-family housing. However, there 
is a wide range wi th in the single-family housing in 
this sector. The sector also includes commercial 
pressures along Route 1, two sizeable mobi le 
home parks, a large apartment development, 
private recreation s i tes, and the Mount Vernon 
Distr ict Park. The northern port ion of the Gum 
Springs communi ty is located in Sector MVS. 

Transportat ion 
The major roadways in this planning sector are 

Richmond Highway, Fort Hunt Road. Beacon Hil l 
Road, Sherwood Hall Lane, and Belle View 
Boulevard. 8us service is of fered along Richmond 
Highway, Fort Hunt Road, and Sherwood Hall 
Lane. In addit ion, bus service penetrates the 
Bucknell Heights neighborhood. 

Public Faci l i t ies 
Schools 
The Bucknell and Hol l in Meadows Elementary 

and Bryant Intermediate Schools are located 
within the sector. The sector also contains the 
surplus Hol l in Hil ls School . 

Partes, Recreation and Open Space 
The fol lowing parks are located wi th in the sec

tor: Bucknell Manor, Hol l in Meadows, Whi te Oaks, 
Mount Vernon Distr ict , and Paul Spring Stream 
Valley. 

There is an urgent need for communi ty park
land in the western port ion of the sector wh ich has 
a deficiency of more than 30 acres. This area 
should be improved whi le opportunit ies toacqu i re 
addit ional land st i l l exist . The Popkins Farm 
historic si te is also located in this sector. 

Other Public Faci l i t ies 
The sector contains the Martha Washington 

Library. 

Housing 
Most of the sector is uti l ized for low-density, 

single-family dwel l ings. However, Sector MVS has 
mobi le home parks wi th approximately 370 pads 
along Route 1 and apartment complexes wi th ap
proximately 1,580 apartments. 

The median price for a single-family house in 
this sector is higher than the County median. 

Park space and development seems to be 
strongly oriented toward detached single-family 
home subdivisions. Smaller parks oriented toward 
occupants of mobile home parks and apartments 
are lacking, in the sector. 

The 357-unit Woodley Hi l ls Estates mobi le 
home park has been designated as a below-
market housing s i te for 218 uni ts under the com
munity development block grant program and 
local funding. In addi t ion. 14 units of below-
market housing in the Bryant Towne Court resi
dential communi ty are being constructed under 
the moderate income direct sales program. 

Woodiey-Nightingale Redevelopment Area 
A redevelopment plan for the Woodley-Hil ls 

Night ingale Mobile Home Park has been adopted 
by the Board of Supervisors. 

Gum Springs Conservation Ares 
A neighborhood improvement program and 

conservation plan for the Gum Springs communi ty 
has been adopted by the Board of Supervisors. A 
port ion of the Conservation Area lies within this 
planning sector. The basic goal of this document 
is the conservation and development of a viable 
and sound residential communi ty in the Gum 
Sp r i ngs n e i g h b o r h o o d . The n e i g h b o r h o o d 
improvement program lists a series of public im
provement projects that wil l be necessary to 
improve l iving condit ions in Gum Springs. A 
number of these projects wi l l be funded through 
the communi ty development block grant program. 
The conservation plan provides legal mechanisms 
for carrying out the activit ies of the neighborhood 
improvement program. The plan firmly establishes 
land use densit ies for the Conservation Area, and 
sets standards for future development and rehab
i l i tat ion in the community. 

fSffeOMMSNBATIOMS 

Route 1 Oorridor Area 
The overall s i tuat ion in and general recommen

dat ions for the Route 1 Corridor Area are pre
sented in that sect ion and apply to the portion 
wi th in this sector. 

The fol lowing recommendations read from 
north to south. 

A. From Beacon Hil l Road south to Sehooley 
Drive on the east side of Route 1. for a depth of 
410' along Beacon Hill to 300' on Sehooley, C-3 of
f ice uses are planned: Parcels 83-1 ((17)); pt. 1,1A, 
pt. 2. A. B. 5. 501 A, 502, 602. which are zoned C-8. 

B. From Sehooley Drive to Memorial Street on 
east side of Route 1, for a depth of 220' on 
Sehooley to a depth of 190' on Memorial. C-8 com
mercial uses are planned: Parcels 93-1 ((D) 19:93-1 
((16)) 13 and 14; 93-1 ((18)) ((A)) 1 through 5. which 
are zoned C-8. 

C. For a depth of 200' between Memorial Street 
and East Side Drive, the recommendation is for 
C-4 of f ices: south of East Side Drive on the east 
side of Route 1. extending to Groveton Street for a 
depth of 150' the recommendation is for C-2 off ice 
uses: Parcels 93-1 ((D) 2 and 5; and 93-1 ((18)1(8)49 
through 58. which are zoned R-3. R-12. C-2 and C-8. 

D. Parcels on the east side of Route 1. between 
Groveton Street and Pookms Lane, for a depth of 
300' from Route 1. are recommended for C-1 
development, designed for compatibi l i ty with ad
jacent residential development: Parcels 93-1 ((18)) 
(C) 83-98 and 105-110: 93-1 ((18)) (D) 117-132 and 
138-144: 93-1 ((18)| (E) 150-165 and 172-177. .vnich 
are zoned R-3. C-2. C-3 and C-8. 
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E. A redevelopment plan for the Woodley Hil ls-
Night ingale Mobi le Home Park has been adopted 
by the Board of Supervisors, The primary goal of 
that document is to provide a reconstructed 
mobi le home park which meets modern design 
standards and is of adequate size  to accom
modate residents of the exist ing park who wish to 
remain in the area, and to preserve the park as a 
housing resource for low- and moderate- income 
residents. Through the redevelopment project, the 
density of the mobi le home park wi l l be reduced to 
approximately nine dwel l ing uni ts per acre. 

F. The parcel is recommended for open space 

u s e s _ n o development. The preservat ion of th is 
parcel in open space is essential to the Route 1 
replanning concept, as well as a factor in enhanc
ing the attract iveness of the Mount Vernon Square 
apartments to the east: Parcel 92-4 ((1)) 94A which 
is zoned C-6. 

G. The exist ing neighborhood level shopping 
center is to serve (without addi t ional commerc ia l 
zoning) the dense residential area to the east. 
Wooded buffer present on part of the s i te shouid 
be retained: Parcels 93-3 ((2)) (1) and 93-3 ((2)) (2), 
which are zoned C-6 and C-8. 

H. All cont iguous commercial ly-zoned prop
erty on the east side of Route 1, f rom the junct ion 
of Route 1 and Fordson Road north to the north 
property line of parcels 16 and 14 is recommended 
for C-3 or lower o f f ice use: Parcels 93-3 ((2)) (3), 
14-19 and R; 93-3 ((2)) (4), 21-25; 102-1 ((7)) (4), 26-29; 
102-1 ((7)) ()7, 25 and 26; which are zoned C-8. 

I. Existing and proposed land uses wi th in the 
Gum Springs Conservat ion Area should develop in 
accordance,wi th The Gum Springs Neighborhood 
Improvement Program and Conservat ion Plan, 
adopted by the Board of Supervisors on Apri l 30, 
1979. The Adams Trailer Park in th is area should 
be retained but improved to reflect R-MHP stan
dards and a more residential ly-oriented set t ing for 
the park. 

J, On parcels 101-2 ((D) 73 ,75,76 and 102-1 ((D) 
75 and 77, C-8 commercia l uses are recommended 
for a depth of 260 feet from the center l ine of 
Route 1. 

Remainder of Sector 
A. Route 1 Corr idor Area pol ic ies consistent 

wi th the other recommendat ions in th is sect ion 
apply to all land located between Route 1 and ad
jo in ing stable residential areas. 

B. Protective buffer ing should be provided for 
proposed apartment and townhouse expansion. 

C. Parcels 93-3 ((D) 9A (pt.) and 19, and 93-3 ((7)) 
(4) 1 should be planned for residential uses at 2-3 
dwel l ing units per acre. 

D. Infil l should be consistent wi th surrounding 

development. 
E. No addit ional development should be per

mi t ted between Hybla Valley Farms and Mi lway 
Meadows in order to protect the wet lands. 

F. Resident ial inf i l l in Memor ia l Heights 
should be at 4 dwel l ing units per acre. 

G. Parcels 93-1 ((D) 8 and 9, consis tent w i th 
their locat ion adjacent to a C&P Telephone Com
pany instal lat ion and across the street f rom 
Bryant Intermediate School, cou ld be al lowed a 
density higher than the low end of the range 
shown on the Plan map. In order for such a densi ty 
to be approved, the development, in addit ion to 
achieving adequate compl iance wi th the standard 
densi ty range cri ter ia, should: 

1. help provide a logical t ransi t ion between 
the uti l i ty and school and the communi ty ; 

2. be compatible with and provide adequate 
screening and bu f fe r ing for ne ighbor ing 
detached single-family homes; 

3. not help const i tute a just i f icat ion for 
conversion of nearby homes to other uses; 

4. support rather than weaken the stabi l i ty 
of the surrounding residential area; 

5. provide a solut ion to whatever drain
age problems and sl ippage soil condi t ions 
might be present; 

6. contain suff ic ient recreational and open 

space; and 
7. p r o v i d e a d e q u a t e h o u s i n g f o r 

moderate-income famil ies. 
H. The Holl in Hil ls School site (93-4 ((D) 1) is 

planned for residential development at 3-4 dwell
ing units per acre, or for housing for the elderly. 
Considerat ion should be given to al lowing recrea
t ional use of a port ion of the property provided 
that such use: 

1. could be provided wi th suf f ic ient park ing; 
2. could be adequately accessed and buf

fered from both exist ing and proposed residen
t ial development; and 

3. would not result in a net developable 
density on the remainder of the property, which 
would be incompatible wi th the density of the 
adjoining community. 

Public Facilities 
Parks, Recreation and Open Space 
A. The Mount Vernon District Park should be 

fully developed to serve exist ing and expected 
populat ion in this and nearby sectors. 

B. Privately-owned port ions of the Paul 
Springs stream valley should be acquired by the 
Park Authori ty. 

C. The Park Authori ty should consider the ac
quis i t ion of the approximately 14 acres surround
ing the historic Popkins farm house. The house 
and immediate environs, however, should remain 
in private ownership. 

D. A large quanti ty of communi ty parkland 
should be acquired and developed in the western 
port ion of the sector to insure adequate service to 
the high-deficiency area. 

E. Develop Bucknell Manor Park. 

Other Public Facilities 
A. Insure a conveniently located faci l i ty for 

human services delivery on Route 1 in the vicinity 
of Groveton. 

Transportation 
A. The transportat ion recommendat ions for 

this sector are included in the Transportat ion sec
t ion of the Plan. 
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RJi\ / Ct  F 0 R T  H U N T COMMUNITY 
IVI  V O PLANNING SECTOR 

Land Use 
Approximately half of the land in Sector MV6 is 

low-density, single-family residential: however, 
there are garden apartments along Route 1, a 
number of townhouse developments, the medical/ 
governmental center, an of f ice complex to the 
east of this center, and housing for the elderly and 
a nursing home to the south of this center. The 
sector also contains private recreational clubs of
fering swimming faci l i t ies. Two small sect ions of 
commercial development ex is t in this sector; one 
along Sherwood Hall Lane across from the Sher
wood Hall Regional Library property, and the other 
on Elkin Lane. There is a neighborhood shopping 
eenter located at th.e intersect ion of Shenandoah 
Road and Fort Hunt Road on the eastern edge of 
the sector. 

The Paul Springs Branch that f lows through the 
Sector MVS planning sector crosses this sector 
and becomes part of the North Branch before if 
f lows into Li t t le Hunt ing Creek. 

Transportat ion 
Richmond Highway, the George Washington 

Memorial Parkway, Fort Hunt Road, Sherwood 
Hall Lane, and Col l ingwood Road are the major 
roadways In th is sector. Bus service is of fered 
afong Richmond Highway, Fort Hunt Road. Sher
wood Hall Lane, and Waynewood Boulevard. 

EMORlf 

POTOMAcliT^R 

Public Faci l i t ies 
Schools 
The Fort Hunt, Stratford Landing and Wayne-

wood Elementary Schools; Foster Intermediate 
School and Fort Hunt High School are located 
within the sector. The sector also contains the 
surplus Holl in Hall School, 

Parks, Recreation and Open Space 
The fol lowing parks are located within the sec

tor: Fort Hunt, Foster School, Kirk. Martin Luther 
King, Jr., Stratford Landing, Wi l l iamsburg Manor. 
Li t t le Hunt ing Creek Stream Valley, and Paul 
Spring Stream Valley. 

Also, the federally-owned Fort Hunt Park and a 
large portion of the open space associated wi th 
the George Washington Memorial Parkway are 
located in the sector. 

Other Public Faci l i t ies 
The fol lowing other public faci l i t ies are located 

within the sector: Mount Vernon Fire Stat ion. 
Mount Vernon Governmental Center. Mount 
Vernon Hospital . Mount Vernon Mental Health 
Center, Saunders B. Moon Community Center 
(Drew Smith School), and Sherwood Hall Regional 
Library. 

Housing 
Most of this sector has low-density single-

family development. The median house cost in 
this sector is above the County median. There are 
no condominiums and no mobile homes. 

The Spring Gardens Apartments, located In the 
Gum Springs community, has 22 units leased by 
the Fairfax County Housing Authority for low-
income famil ies. The remaining 184 units are for 
moderate- income fami l ies. The project was 
originally constructed under the federal govern
ment 's 236 program. 

The fol lowing residentiai communit ies have 
been designated for below-market housing: 

• 38 units of the Brosar Park detached single-
family residential community designated 
under the moderate income direct sales pro
gram: 

• 37 units of the Hunting Creek residential 
community designated under the section 8 
program: 

• 130 units of the Mount Vernon House desig
nated under the section 8 and section 202 
programs: 

• 106 units of the West Ford residential com
munity proposed under the public housing 
program: 

Gum Springs Conservation Area 
A neighborhood improvement program and 

conservation plan for the Gum Springs communi ty 
has been adopted by the Board of Supervisors. A 
port ion of the Conservation Area lies in this plan
ning sector. The basic goal of this document is the 
conservation and development of a viable and 
sound residential communi ty in the Gum Springs 
neighborhood. The neighborhood improvement 
program lists a series of public improvement proj
ects that wil l be necessary to improve living condi
t ions in Gum Springs. A number of these projects 
wil l be funded through the community develoo-
ment block grant program. The conservation plan 
provides legal mechanisms for carrying out the ac
t ivit ies of the neighborhood improvement pro
gram. The plan firmly establishes land use den
sit ies for the Conservation Area, and sets 
standards for future development and rehabilita
t ion in the community. 
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Plymouth Haven Community 
Improvement Plan 

On October 29, 1979, the Board of Supervisors 
adopted The Plymouth Haven Communi ty Im
provement Plan prepared by the Department of 
Housing and Communi ty Development to preserve 
and upgrade this neighborhood by providing 
publ ic faci l i t ies such as curb, gutter, and drainage 
improvements. Homeowners wi l l part ic ipate in the 
design of the improvements and wi l l share in the 
cost of some faci l i t ies. The plan" includes Ply
mouth Road, part of Potomac Lane, Standish 
Road, Winthrop Drive, and part of the east-west 
sect ion of Fort Hunt Road. 

RECOMMENDATIONS 

Land Use 
A. No addit ional uni ts should be permit ted on 

the property of Litt le Hol l in Hall unt i l the County 's 
history staff has made a recommendat ion for the 
appropriate use of the property. 

B. The Briary Farms development should in
clude access from Hol land Road. Nursing home 
units in the project should be well located wi th 
respect to the medical complex  to the north. 
Apartment bui ldings should be oriented chiefly to 
the medical complex wi th townhouses well buf
fered f rom the exist ing single-family residences. 
The wet lands on the southern port ion of the 
development snd Road. Nursing home units in the 
project should be well located wi th respect to the 
med ica l complex  to the nor th . Apar tmen t 
bui ld ings should be or iented chief ly to . the 
medical complex wi th townhouses wel l buffered 
from the exist ing single-family residences. The 
wet lands on the southern port ion of the develop
ment should be preserved as parkland. 

C. Infi l l in this sector should be at same den
sity as exist ing surrounding development. Homes 
should be clustered where possible and buffered 
from conf l ic ts wi th surrounding uses. 

D. Al l of parcel 102-1 ((1)) 12A is f loodpla in and 
should remain in open space use. Generally, all 
f loodpla ins in this sector should be left in open 
space usage. 

E. The approximately 10.9 acres of parcel 102-3 
((11))  A1 should remain in open space uses. 

F. Access to the Oak Grove at Fort Hunt 
development should be f rom Fort Hunt Road and 
Yorktown Drive extended. There should be no 
more than two street entrances f rom Fort Hunt 
Road. Clustered development would be the most 
at t ract ive use of the land. 

G. Parcels 102-3 ((1)) 44B, 44C, and 44D are 
recommended for replanning for residential uses 
at 4 dwel l ing units per acre, wi th appropriate 
screening and buffer ing. A PDH-4 development is 
strongly recommended, for added incentive  to the 
developer and improved potent ia l for compat ib i l 
ity w i th surrounding development. 

H. Those parcels lying south of Sherwood Hall 
Lane, between Fordson Road and Holland Road, 
should be consol idated for residential develop
ment based on a new interior street pattern. 
Fordson Road, as well  as other streets in this 
area, should be improved in accordance wi th the 
c i rculat ion plan prepared for the Gum Springs 
Conservat ion Area. The Plan recommends town-
houses at 5-8 dwell ing uni ts per acre for approx
imately 800 feet f rom Sherwood Hall Lane along 
Fordson and Holland Roads to the south . Continu
ing south to the King Park, the plan recommends 
detached units at 4-5 dwel l ing uni ts per acre. Com
mercial uses are not recommended in this area; 
and the t o w n h o u s e s r e c o m m e n d e d near 
Sherwood Hal| Lane should be oriented inwardly 
toward Fordson Road and the new interior streets, 
and away from Sherwood Hall Lane and Holland 
Road as much as possible. 

I. As per the adopted Gum Springs conserva
t ion plan, the fol lowing parcels lying southeast of 
Sherwood Hall Lane, west of Fordson Road and 
north of the Saunders B. Moon Communi ty Center 
are planned for the fo l lowing densit ies; 

101-2 ((1)) 48-54 2-3 units per acre 
101- 2 ((1)) 57-58 5-8 dwel l ing units per acre 
102- 1 ((1)) 59, 62, 63 5-8 dwel l ing units per acre 

J. No development is recommended near the 
f loodplain on parcels 101-2 ((1)) 41 and 42. 

K. All development wi th in and adjacent to the 
Gum Springs Community should be consistent 
wi th the neighborhood improvement program and 
conservation plan for that communi ty . 

L. The Plymouth Haven neighborhood should 
be preserved and upgraded in accordance wi th 
The Plymouth Haven Community Improvement 
Plan. 

M. Any new development having direct access 
to, or a visual impact upon, the George 
Washington Memorial Parkway should be com
patible wi th the historic and scenic character of 
the Parkway, and should be low-density, detached 
s ing le- fami ly res ident ia l dwe l l i ngs w i th no 
variance from the residential use. 

Environment 
A. The Litt le Hunting Creek Environmental 

Quali ty Corridor should be protected f rom en
vironmental degradation. 

B. Acquire parkland along the Potomac shore
line in accordance wi th the Fairfax County Stream 
Valley Policy. 

Public Facilities 
Parks, Recreation and Open Space 
A. The Park Authori ty should complete devel

opment of the Martin Luther King, Jr. Park as pro
grammed. 

B. The Park Authori ty should acquire the 
privately-owned port ions of the Paul Springs 
Branch and Litt le Hunting Creek stream valleys. 

C. In the event that the U.S. Coast Guard prop
erty within this sector is declared surplus by the 
federal government and becomes avai lable for 
reuse, it is recommended that the Fairfax County 
Park Authori ty acquire the Coast Guard site as 
well as the adjacent open space (parcel 102-3 ((11)) 
(2) A1) as part of the Litt le Hunt ing Creek Stream 
Valley Park. 

D. Consider the provision of recreation faci l
i t ies on the Harrelson tract. 

Other Public Facilities 
A. The Holl in Hall Elementary School s i te is 

appropriate for activi t ies al lowed by right or 
special permit under the exist ing R-3 zoning 
category which are compat ib le wi th the residen
t ia l area adjoining it on three sides. Specif ical ly, 
activity related to such uses shall not adversely 
impact the adjoining residential communi ty in 
terms of t raf f ic , vehicular access, parking re
quirements, l ight ing, s igning, outs ide storage, 
length and intensity of outside act iv i ty, or general 
visual impact. 

Transportation 
A. The transportat ion recommendat ions for 

this sector are included in the Transportat ion sec
tion of the Plan. 
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M V 7 M ° U N T  V E R N 0 N COMMUNITY 
PLANNING SECTOR 

Land Use 
Many tracts in Sector MV7 that are located 

along Route 1 have been grouped into the Route 1 
Corridor Area. These t racts are generally depicted 
by the shading on the sector map. 

Outside the immediate Route 1 corridor, there 
are a number of private schools for chi ldren, 
private recreation clubs, and a golf course: Most 
of the residential acreage is in low-density, single-
family uses, but there are garden apartments, 
townhouses, and two smal l mobi le home parks. A 
private country c lub wi th  an 18-hole golf course, 
c lubhouse, and sw imming poo l occupies 4a acres. 

Pressures for expansion of the commercial 
zone beyond the immediate Route 1 corridor are 
present. 

Ut t le Hunt ing Creek, Oogue Creek, and the 
Potomac River are all major inf luences in Sector 
MV7. 

Transportat ion 
Richmond Highway, Mount Vernon Highway, 

Mount Vernon Memorial Highway, and the George 
Washington Memorial Parkway are the major 
roadways in this sector. 

A traff ic problem relat ing to the Mount Vernon 
High School exists because the service area for 
the high school is currently defined to include 
students from west of Route 1. There is no direct 
route for school buses to travel from west of 
Route 1, in the Pinewood Lake area, to Mount 
Vernon High School. Many of the buses f ind their 
way down Mount Zephyr Drive or down Richmond 
Avenue to Woodley Drive to Old Mount Road. This 
s i tuat ion is dangerous because none of these 
streets is wide enough to accommodate that 
volume of school-related traff ic. Even more, 
hazardous is the fact that Walt Whi tman In
termediate School s tudents progress on foot 
along Richmond Avenue, wh ich is only 15 feet 
wide in some areas, and a long Mount Zephyr Drive 
enroute to and from school. In addi t ion, the abrupt 
turn from Mount Zephyr Drive into Woodley Drive 

involves a sharp turn with a steep grade. School 
buses which travel between the Mount Zephyr 
area and the Woodley Hil ls Elementary School 
also must negotiate this sharp turn. 

Public Facilities 
Schools 
The Riverside, Washington, and Woodley Hi l ls 

Elementary Schoo ls ; Wh i tman Intermediate 
School, and Mount Vernon High School are 
located wi th in the sector. 

Parks, Recreation and Open Space 
The fo l lowing parks are located w i th in the sec

tor: Grist Mill, Mount Vernon Community, Mount 
Vernon Manor, Mount Zephyr, Vernon Heights, 
Washington Mi l l , Woodley Hil ls, and Dogue Creek 
Stream Valley. 

Also located within the sector is the George 
Washington Grist Mil l Park owned by the State of 
Virginia and Mount Vernon, owned by the Mount 
Vernon Ladies Associat ion of the Union. 

Other Public Facilities 
The sector contains the Woodlawn Fire Station 

and the surplus Oogue Creek sewage treatment 
plant. 

Housing 
The majority of this sector is low-density, 

detached single-famiiy residentiai development. 
The median price of a single-family house in Sec
tor MV7 is among the highest of any sector in the 
Mount Vernon Planning Distr ict. Sector MV7 has 
one condominium development and two mobi le 
home parks located along Route 1. The f i rst exam-
pie in Fairfax County of a single-family/detaehed-
structures condomin ium is located in Sector MV7. 

Specific recommendations for the shaded 
areas are found in this sector. 

FORT BELVOIR 
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RECOMMENDATIONS 

Land Use 
Route 1 Corridor Area 
The overall s i tuat ion in and general recommen

dations for the Route 1 Corr idor Area are pre
sented in that sect ion, and apply to the port ion of 
the area wi th in this sector. Specif ic policies for 
the port ion of that area in th is sector are included 
below: 

Recommendat ions read f rom north to south. 
A. Development of these parcels should take 

place wi th enough screening a long Mount Vernon 
Highway so that there is no undermining of the 
Plan recommendat ion of 3-4 dwel l ing units per 
acre for the propert ies direct ly across Mount 
Vernon Highway: parcels 101-2 ((1)) 30,31,34,34A, 
35, 36, and 36A. 

B. Development of these parcels in of f ice 
uses, wi th substant ia l buf fer ing along their rear 
property line, is encouraged: parcels 101-2((1» 
25-28, 29B. 

C. Consol idated or coord inated residential 
development at 16-20 dwel l ing units per acre of 
these propert ies could provide amenit ies, an ade
quate internal c i rcu lat ion system and a viable 
residential development. This density is recom
mended on parcels 101-4 ((1)) 15, 16, 16A, 16B, 17. 

D. Parcels 6, 6A and 7 should be used for 
neighborhood shopping w i th a strong orientat ion 
to pedestrian t raf f ic f rom the south, along Red-
dick Avenue, and f rom the residential uses recom
mended to the east. Parcels 1 through 6 should be 
consol idated w i th acreage to the south for 
residential development at 2-3 dwel l ing units per 
acre: Parcels 101-4 ((1)) 6, 6A and 7; and 101-4 ((6)) 
1-6, which are zoned C-8. 

E. The tract should be used for C-1 of f ice uses, 
buffered from the school  to the southwest and 
from residences to the southeast . At its intersec
t ion wi th Route 1 adjo in ing th is parcel, Reddick 
Avenue should be real igned (as should Russel 
Road) to provide an a l igned, if diagonal, directly-
crossing intersect ion: Parcels 101-4 ((7)) 12, 24, 
which are zoned C-8. 

F. These parcels are planned for C-1 of f ice 
uses, for t ransi t ion: Parcels 101-3 ((8)) (C), 1 and 2; 
101-4 ((8)) (D), 5; and 101 -4 ((8)) (O), 1A and 1B, which 
are zoned C-8. 

G. Commercial development near the Walt 
Whi tman Intermediate School should be dis
couraged, if the current commerc ia l development 
nearby proves impermanent, measures should be 
taken to encourage replacement of such by either 
public, semipubl ic or private uses which would be 
consistent wi th the proximi ty to public schools: 
Parcel 101-4 ((1)). 

H. Parcels 101-3 ((D) 20, 21 and 22 are planned 
for retail commerc ia l use w i th the provision of a 
buffer str ip 50 feet in depth adjacent to planned 
residentiai property. Commerc ia l activity along 
the frontage of Route 1 should be planned for uses 
no greater than are a l lowed in the C-5 category of 
the Zoning Ordinance. Parcels 101-3((1))20,21 and 
22, which are zoned R-2 and C-8. 

I. Neighborhood commerc ia l use is recom
mended on the port ion of parcels 101-3 ((D) 23, 24 
and 25 wi th f rontage on Route 1, while the remain
ing southern port ion of these parcels is planned 
for townhouse o f f i ce uses wh ich wil l act as a com
patible t ransi t ion adjacent  to stable, low-density 
residential communi t ies . As a necessary condi
t ion for approval of any townhouse of f ice use on 
this site: 

1. substant ia l landscaped open-space buf
fer should be provided adjacent to property 
planned for resident ial use in order to el iminate 
potent ial ly adverse impacts ; 

2. no vehicular access shal l be permitted to 
the subject property along that portion of Rad
ford Avenue across f rom parcels planned for 
low-density residential use; and 

3. coordinated development of all commer
cial activi ty on parcel 25 to ensure adequate 
provision for parking, landscaping, screening, 
and vehicular access. 
J. The parcels in the southeastern quadrant of 

the intersect ion of Route 1 and Radford Avenue 
are appropriate for o f f ice and retail development, 
in a low-intensity townhouse of f ice style, oriented 
to Route 1 if substant ia l consol idat ion is achieved 
and a substant ia l landscaped open space buffer is 
provided adjacent to the exist ing residential com
munity: Parcels 101-3 ((D) 26, 27; ((3)) 1, 2. 

K. The C-2 of f ice category is recommended. 
The previously planned restaurant use of the prop
erty can qual i fy for special except ion in this 
category. Adequate buffer ing a long the southeast 
edge must be provided: Parcels 101-3 ((D) 28 and 
29, which are zoned C-8 and R-2. 

L. Four parcels are recommended for a PDH-5 
development, w i th the project designed for less 
densi ty and adequate bu f fe r ing a long the 
project 's boundary wi th Mount Vernon Manor and 
Mount Zephyr Park: Parcels 101-3 ((D) 30, 30A, pt. 

31 and pt. 31 A, which are zoned C-8. 
M. The extension of Old Pole Road north

eastward to al ign and intersect wi th Frye 
Road/Route 1 is recommended through this tract. 
A PDH or cluster project is recommended for the 
tract itself, wi th no more than 5 dwel l ing units per 
acre permitted east of the road extension, adjoin
ing exist ing development in Mount Vernon Manor 
and Mount Zephyr, and no more than 8 dwell ing 
units per acre permit ted west and north of the ex
tension. Appropriate replanning for mobi le homes 
displaced by th is development has been done, in 
parks ref lect ing increased standards of the 
R-MHP category: Parcels 101-3 ((D) pt, 3 1 , pt 31A, 

32 and 33, which are zoned C-8. 
N. Recommended use is R-8 cluster or PDH-8 

wi th uses all s i ted nor th of a nor thwestward exten
sion of Old Pole Road to the access road of Ter
race Townhouses of Wood lawn. Provision should 
be made on parcel 10 for widening the access road 
and making it a publ ic street. (Development 
recommended here and across the street is  to pro
vide for sl ight real ignment Of Highland Lane and 
Old Pole Road extended to create a direct cross
ing intersect ion w i th Route 1.) The port ion of 
parcel 35 southwest of the recommended road ex
tension should be dedicated as ah addit ion to 
Mount Vernon Park, wi th t rai l access to a safe 
crosswalk provided in both the park extension and 
the residential development: Parcels 101-3 ((1)) 35 
and 110, which are zoned R-2 and C-8. 

O. The entire area (parcels 101-3 ((1)) 106A-109) 
is planned for low- to mid-rise of f ice use. An op
tion exists for residential development at 16-20 
dwell ing units per acre in the event of substant ial 
parcel consol idat ion suf f ic ient to ensure a 
regularly conf igured, well-designed development 
wi th: 

1. adequate recreation; 
2. a compat ib le relat ionship wi th the Ter

race Towne Homes; 
3. an effect ive landscaped buffer adjacent 

to Route 1 and adjoining commerc ia l properties 
within the area; 

4. a single point of coordinated vehicular-
access to Route 1 for the ent ire area; and 

5. eventual compat ib le development of the-
remainder of the area. 
This wi l l promote an integrated development in 

accord with adopted policies for the Route 1 cor
ridor. In addit ion, a well-designed residential/of
f ice mixed use development wi th the residential 
component at 16-20 dwel l ing units per acre could 
be appropriate wi th the consol idat ion of all the 
parcels in the area and compl iance wi th condi
t ions 1-5 l isted above. 

P. Parcel 51 and the west half of 52 are in 
f loodplain; the east half of 52 and the remaining 
parcels on both sides of Lukens Lane are recom
mended for C-3 and C-5 uses C-3 at the southeast 

edge of parcel 100 adjacent  t o residential uses. 
The Intent Is the uses recommended here are in
tended to supplement the Engleside Shopping 
Center across Route 1: Parcels 110-1 ((D) 51 and 
52; 101-3 ((D) 100, 101, 102, 104 and 105, which 
sides of Lukens Lane are recommended for C-3 
and C-5 uses C-3 at the southeast edge of parcel 
100 adjacent to residential uses. The intent is the 
uses recommended here are intended to supple
ment the Engleside Shopping Center across 
Route 1: Parcels 110-1 ((1)) 51 and 52; 101-3 «1» 
100, 101, 102, 104 and 105, which are zoned C-8. 

Q. Parcels 1A and 1B, together w i th that por
t ion of 1 having the same depth f rom Route 1 are 
recommended for C-5 neighborhood shopping 
uses. In part icular, those convenience commercia l 
faci l i t ies which supplement the uses in the com
munity shopping center across the street are 
desired; they wi l l help to augment the Woodlawn 
Center whi le s imultaneously restr ict ing some
what the need for shopping t r ips across Route 1 
for residents along the southeast s ide: Parcels 
110-1 ((17)) 1A, 1B and pt. 1, which are zoned C-8. 

R. A density of 8-12 dwel l ing uni ts per acre is 
recommended for the five acre port ion of parcel 
110-1 ((D) 2 adjoining Route 1. 

S. Retail and other commercial use are recom
mended for map 109-2 ((2)) parcel 3A. Office uses 
under the C-3 zoning district are recommended 
for map 109-2 ((2)) parcels 4A, 5A and that portion 
of parcel 4 parallel to and at the same lot depth 
as parcel 4A. Map 109-2 ((2)) parcel 5, the rear 
portions of parcels 4, 6 and 7 and map 110-1 ((17)) 
parcel 3 (all of which are zoned C-8) are recom
mended for zoning district R-16. 

T.  No use is recommended for parcels entirely 
or overwhelmingly in f loodplain. If parcel 7A is ac
quired by parcels to the northeast, f loodplain 
credit for that lot could be permit ted w i th develop
ment restr icted to the upper land areas on 7 or 6: 
Parcels 109-2 ((2)) 7A and 9 which are zoned C-6 
and C-8. 

U. The parcels at the southeast corner of 
Route 1 and Mount Vernon Memorial Highway are 
planned for tourist-oriented commercia l uses 
( l imited by the Historic Distr ict as wel l  as the zon
ing ordinance) in the C-8 category: Parcels 109-2 
((2)) 13, 13A, 13B, 13C and 13D, wh ich are zoned 
R-2 and C-8. 

V. From the southwest edge of parcel 10 which 
is the parcel contain ing 50 percent f loodpla in , ex
tending southwestward to the corner propert ies, 
the recommended use is C-5 commerc ia l for a 
depth from Route 1 equivalent to the rear lot line 
of parcel 11 A, and PDH-5 on the remainder of 
those parcels and that part of 10 above the f lood-
plain. This provides 100' of commerc ia l depth after 
the necessary dedicat ion for Route 1 improvement 
on adjoining parcels: Parcels 109-2 ((2)) pt. 10,10A, 
11, 11A and 12, which are zoned C-6 and C-8. 

Remainder of Sector 
A. Route 1 Corridor Area pol ic ies consistent 

wi th the other recommendat ions in th is sect ion 
apply to all land located between Route 1 and ad
jo in ing stable residential areas. 

B. Pressures for expansion of the commercia l 
area beyond the immediate Route 1 corr idor must 
be resisted, and development of the commercia l 
area must provide effect ive buf fer ing and screen
ing to adjacent residential uses. 

C. Low-density residential infi l l at 2 clustered 
units per acre is recommended for the fol lowing 
parcels in Agnew Farms: 101-4 ((6)) 7A, 7B, 7D, 8, 
8A, 8B, 9, 9A, 10, 12, 13, 13A, 14, 16 and 17. These 
parcels contain approximately 46.18 vacant acres. 
The property abuts Riverside Elementary School 
on the south and Old Mount Vernon Road on the 
east. Only a short distance separates the proper
ties from Route 1. An interior street pattern that 
promotes clustering and buffers exist ing uses ad
jacent  to the property is also recommended. There 
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should be minimal use of direct access frontage 
on either Old Mount Vernon Road or Central 
Avenue. 

0. It Is recommended that the development of 
Ferry Landing Farm be at 2 dwel l ing units per acre 
or consistent wi th adjacent uses. 

E. Large quasi-commercial marina complexes, 
wi th piers ju t t ing out into the water, are prohibited 
by the Plan in order to preserve the natural beauty 
of the Potomac River and Oogue Creek shorel ines. 

F.  No addi t ional development is recommended 
for the Union Farm property. Ant ic ipated develop
ment had indicated 123 dwel l ing uni ts on 84 acres. 
Subsequent in format ion indicates that this 
development proposal shouid be modi f ied  to 
reflect park acquis i t ion of the si te. Of the 34.67 
acres compr is ing the parcel, 11 acres represent 
dedicated stream valley park and the remaining 73 
acres are part of Bryant Farm Park. 

In the event the remaining acreage is not ac
quired for park uses, it wou ld , together wi th densi
ty credit for the stream valley port ion of the farm, 
permit development credit for 44 + acres. A den
sity of 2 dwel l ing units per acre would be ap
propriate in that event. Primary access to the site 
would be from Mount Vernon Memorial Highway. 
It is recommended that direct residential frontage 
on Mount Vernon Memorial Highway be kept to a 
min imum, and that a thorough internal street pat
tern be developed with most uni ts near the 
highway having well-screened reverse rather than 
direct f rontage or direct or ientat ion to a compat i 
ble frontage road l inked wi th exist ing frontage 
roads along the highway. Particular care should 
be given to buffer ing against adjacent residential 
development and the park properties. 

G. Clustered residences at 3 dwel l ing uni ts per 
acre are recommended for the 10.7 acres at the 
north end of Route 23S North, between Mount 
Vernon Highway and Li t t le Hunt ing Greek. A 
PDH-3 project would be preferred, c luster ing units 
at t he southern end of the property wi th only one 
point of access onto Mount Vernon Highway and 
as l i t t le direct frontage as possible. Such develop
ment should be attract ively designed and well buf
fered. Approximately 2-3/4 acres of the s i te are in 
f loodplain, a long the northeastern edge of the 
parcel. 

H. It is recommended that the vacant parcels 
on Halfe Street and Agnew Avenue be replatted, 
then developed at a densi ty of 2 dwel l ing uni ts per 
acre. The parcels involved represent complet ion of 
a "paper" subdivision consist ing of parcels 101-3 
((3)) 6 through 11 on Halfe Street and Agnew 
Avenue. If the pattern were developed as piaffed, 
lots 10 and 11 would have sides abutt ing or adjoin
ing the (partially) commercial ly used property 
along Route 1. The backs of parcels 6, 7, 8 and 9 
also abut a large parcel, the access and frontage 
of which is oriented to Route 1 and commercial 
development. By replat t ing to provide a loop or 
cul-de-sac rather than an intersect ion where Halfe 
Street and Agnew Avenue join, all the affected 
properties can abut commercia l properties at a 
rear rather than a side lot l ine and can. wi th the aid 
of buffer ing, reinforce the separat ion between res
idential and commercial development at this 
point. Addit ional ly, implementat ion of the loop or 
cul-de-sac as referred to above should involve 
minimal destruct ion of the wooded area which 
presently forms a natural barrier between the 
residential communi ty and Route 1. 

1. Future development of parcel 110-2 ((D) 22 
should be oriented for access to an improved 
Surrey Drive along the parcel 's north boundary, 
and should not be connected to the east to 
Wessynton Way. 

J. Stable area parcel 101-3 ((8)) (C) 6. opoosite 
Mount Zephyr Street amid the residential prop
erties along Washington Avenue, should be fi l led 
with 1 residential unit. It is not to be considered 
for access to parcels north of Washington 
Avenue. 

K. The site of the former Dogue Creek treat
ment plant is planned for community-serving 
public faci l i t ies that wil l be compatible with the 
surrounding exist ing and proposed residential 
uses. Should the property be declared surplus for 
public use, residential use at a density of 2-3 uni ts 
per acre is appropriate. Any future development 
should not encroach into the 100-year f loodplain. 

Public Facilities 
Parks, Recreation and Open Space 
A. Mount Vernon bike trail should be extended 

along Mount Vernon Memorial Highway to Route 1 
near the entrance to Woodlawn. 

B. Grist Mil l Park should be developed te serve 
exist ing and projected populat ion in the vicinity. 
Consideration should also be given to expansion 
of the park as a faci l i ty serving the needs of the 
distr ict as well  as the local community. 

C. The Carlby house should be protected 
through a program of restr ict ive easements and/or 
revolving funds. 

0 . Consideration should be given to construc
t ion of a second swimming pool in the Mount 
Vernon District. 

E. Complete development of the Mount Vernon 
Community Park and Woodley Hills Community 
Park. 

F. Develop Mount Zephyr Community Park. 
G. Develop Vernon Heights Community Park. 

Environment 
A. Dogue Creek Environment Quality Corridor 

should be protected from environmental degrada
t ion by adjoining development. 

B. The d is t inc t ive wet lands a long L i t t le 
Hunting Creek between Sectors MV7 and MV6 
should be protected f rom development. Out lets A 
and A-1, located adjacent to Litt le Hunting Creek 
In Riverside Estates subdivis ion, shouid be mads 
a part of a stream valley park along the banks of 
Lit t le Hunt ing Creek. 

C. Acquire parkland along the Dogue Creek 
and Ut t le Hunt ing Creek stream valleys and the 
Potomac shorel ine in accordance with the Fairfax 
County Stream Valley Policy. 

History 
Woodlawn Historic District 
Part of the Woodlawn Historic District lies 

within this area. Regulations for this area are 
discussed in Sector MVS. 

Transportat ion 

A. The transportat ion recommendations for 
this sector are included in the Transportat ion sec
t ion of the Plan. 
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M V8  W O O D L A W N COMMUNITY PLANNING SECTOR 

Land Use 
Many tracts in Sector MV8 that are located 

along Route 1 have been grouped into the Route 1 
Corridor Area. These tracts are generally depicted 
by the shading on the sector map. 

The remaining port ion of Sector MV8 is a 
d is t inct ive mix of housing types that include low-
densi ty single-family detached homes, garden 
apartments, townhouses, and the largest concen
trat ion of condomin iums in the Mount Vernon 
Planning Distr ict . 

The sector is adjacent to Huntley Meadows 
Park on the north and Fort Belvoir  on the west. The 
Wood lawn p lantat ion abuts the southwestern 
edge of the sector, and the Plantat ion's adopted 
histor ic d is t r ic t includes a port ion of the sector. 

Transportation 
Richmond Highway is the major roadway for 

th is planning sector. Bus service is available 
along Richmond Highway and col lector streets 
wi th in the planning sector. 

Public Facilities 
Schools 
Woodlawn and Mount Vernon Woods Elemen

tary Schools are located within the sector. 
The Fairfax County School Board owns one 

undeveloped school si te in Sector MV8, the Fair
f ield elementary school site a long Lakepark Drive. 

Parks, Recreation and Open Space 
The Mount Vernon Woods, Muddy Hole and 

Wood lawn Parks are located w i th in the sector. 
The areas of inadaequate fac i l i t ies are in the 

Mount Vernon area, where the communi ty park is 
not ful ly developed, and in areas where the largest 
inf lux of new people in the sector is expected. Ex
ist ing parks are not d ist r ibuted well enough to 
serve the southern port ion of the sector. 

Housing 
There are large port ions of Sector MV8 that are 

low-density single-family homes; their price is 
below the County median. Townhouses in th is 
sector are also below the County median for 
single-family homes. 

One hundred uni ts near Sacramento Drive, 
north of Richmond Highway are proposed as 
below-market housing units. In addit ion, 25 uni ts 
of the Georgeland Vi l lage residential community 
have been prof fered as below-market housing 
units. 

RECOMMENDATIONS 

Land Use 
Route 1 Corridor Area 
The overall s i tuat ion in and general recommen

dat ions for the Route 1 Corridor Area are pre
sented in that sect ion. Specif ic pol icies for the 
port ion of the area in th is sector are included 
below and apply to the portion of the area within 
this sector. 

Recommendat ions read from north to south, 
A. These parcels immediately south of the 

Route 1/Buckman Road intersection are recom
mended for neighborhood commercial use (Parcel 
22) and low-rise t ransi t ional of f ice uses (parcel 
23) : Parcels 101-2 ((1)) 22 and 23, which are zoned 
R-3 and C-5. 

B. The parcels described are recommended for 
C-2 of f ice uses: Parcels 101-2 ((1)) 24 and 101-2 ((5)) 
(2) 1, 2, 3, 4, and 16, which are zoned C-8. 

C. The recommendat ion for these parcels is for 
R-4 residential development: Parcels 101-4 ((1)) 12 
and 13, which are zoned R-2 and C-8. 

D. Recommended are C-5 neighborhood shop
ping uses on parcels 101-4 ((1)) 9A and 10; and 
101-4 ((5)) B1 and B2, and of f ice use on the west 
side of Martha Street extending approximately 
170 feet f rom Route 1 (the approximate northern 
boundary of parcel A-1) designed so as to promote 
the stabi l i ty of the adjacent residential area. 

E. Commercia l development near the Walt 
Whi tman Intermediate School should • be dis
couraged. If the current commercial development 
nearby proves impermanent, measures should be 
taken to encourage replacement of such by either 
public, semipubl ic or private uses which would be 
consistent wi th the proximity to public schools: 
Parcels 101-4 ((D) and 101-4 «4)). 

G. Residential development at 5-8 dwel l ing 
units per acre is proposed for these parcels with 
coordinated development and access and ade
quate buf fer ing adjacent to low-density residen
tial uses: Parcels 101-4 ((D) 3-5; 101-3 ((D) 16, 17. 

From Buckman Road and for a depth of 
approximately 390 feet, map 101-4 ((1)) parcel 11 , 
and map 101-2 ((1)) parcels 4 and 5 are planned 
for residential densities of 2-3 dwell ing units per 
acre. The balance of map 101-4 ((1)) parcel 11 
and map 101-4 ((1)) parcels 11 A, 12 and 13 may 
develop residentially at 12-16 dwell ing units per 
acre. If such development is designed to reflect 
the upper range of the planned densities, con
solidation should occur and the area which is 
planned for two to three dwell ing units per acre 
may be used for density credits and also to satisfy 
passive open space requirements associated with 
the development of the properties fronting on 
Route 1 and planned for 12-16 dwell ing units per 
acre. Also, vehicular access from Route 1 should 
be restricted to one point and landscaping should 
be planted in such a manner as to provide effec
tive traffic noise attenuation and an aesthetically 
appealing development. Developmental impact 
upon adjoining residential and institutional uses 
should be effectively mit igated. 

H. Recommended for C-5: Parcels 101-3 ((1)) 
17A and 19, which are zoned C-8. 

I. Recommended for C-3: Parcels 101-3 ((1)) 9, 
9A and 9C, which are zoned C-8. 

J. For the depth currently zoned commercia l , 
these parcels are recommended for R-5 residential 
uses, well buf fered both to adjacent uses and the 
highway frontage on Route 1: Parcels 101-3 ((D) pt. 
40; 101-3 ((10)) 11; and 101-3 ((11)) 1A, which are 
zoned R-2 and C-8. 

Specific recommendations for the shaded 
areas are found in this sector. 

F. The recommended use is low-rise off ice 
uses planned for parcel 5B and neighborhood 
commercia l uses for parcels 1, 2, 6 and 7; Parcels 
101-4 ((D), 5B; and 101-4 ((4)) 1, 2,6 and 7, which are 
zoned C-3 and C-8. 

K. These parcels shouid be developed at R-5 
uses for parcels 36 and 37 and communi ty com
mercial uses for parcel 63. The development 
should be well buffered from surrounding uses on 
three sides and the new R-5 units should have a 
single-access road to Route 1: Parcels 101-3 ((D) 
36, 37 and 63, which are zoned R-2 and C-8. 

L. Residential use at 2-3 dwell ing units per 
acre is recommended for these parcels, wi th an 
option for professional o f f ice use of exist ing 
structures on the condi t ion that the overall 
residential character of the structures and the lots 
is maintained and that a landscaped open space 
buffer is provided along the northern perimeter to 
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eliminate any adverse impact upon stable residen
tial units to the north and no r thwes t Parcels 101-3 
((11) 653 and 101-3 ((7)) 55, wh ich are zonedf l -2 . 

M. Recommended for C-2: Parcels 101-3 ((1)) 
65C. 65D, 6 5 E 65F, 65G and 66. which are zoned 
R-2 and C-8. 

N. Vehicular access  to the three parcels im
mediately east of the Engleside Plaza Shopping 
Center should be solely from wi th in the shopping 
center. There should be no access to Engleside 
Street. Consistent wi th County pol icy to mainta in 
the stabi l i ty of the resident iai area alongside 
Engleside Street, requirements for screening be
tween the three parcels (parcels 101-3 (<1)) 67-69) 
and adjoining residential parcels should be fully 
met or exceeded. Such screening should include a 
buffer area w i th vegetative screening and a barrier 
wal l or fence. 

0 . Highway commercia l use is planned for the 
port ion of these parcels above f loodplain: Parcels 
101-3 ((D) 76 and 77, which are zoned C-6 and C-8. 

P. The parcel at the northwest quadrant of 
Route 1 and Woodlawn Court , next  to Woodlawn 
Shopping Center, is planned for R-8 residentiai 
uses: Parcel 101-3 ((D) 96, which is zoned R2. 

Q. PDH-4 development is recommended for the 
part above the f loodplain: Parcel 109-2 ((D) 21, 
which is zoned C-8. 

R. No use is recommended; parcels are en
tirely f loodplain: Parcels 109-2 ((D) 16, 18, 19 and 
20, which are zoned R-2 and C-8. 

S. Highway commerc ia l uses are recom
mended. A motel designed to Architectural 
Review Board standards is planned adjacent to 
the exist ing restaurant in the Woodlawn Histor ic 
Distr ict : Parcels 109-2 ((D) 13 and 15, which are 
zoned C-8. 

Remainder of Sector 
A. Route 1 Corridor Area policies consistent 

wi th the other recommendat ions in this sect ion 
apply to all land located be tween Route 1 and ad
jo in ing stable residential areas. 

B. Planned residential development at no more 
than 16 dwel l ing units per acre is recommended 
for approximately 590 uni ts  on the large parcel 
w i th approximately 37 bui ldable acres near the 
northern edge of the sector. Any development 
should take place in a low-rise mode and should 
take steps  to ensure that  no signif icant increase 
in downstream drainage problems occurs as a 
result. It appears that perhaps a third of this s i te 
lies in f loodplain and is undevelopable. Access is 
from Old Mil l Road, which l i e shea r t hs western t ip 
of the parcel but not along it, and from Sacra
mento Drive which bends through the property 
sl ight ly east of i ts center  to serve Pinewood 
Lawns and The Vil lages. Some on-site street 
crossing of the f loodplain wil l be necessary to 
serve at least part of the western section above 
the f loodplain. It is recommended that the planned 
development approach be maximized because of 
the need to buffer adequately the exist ing 
Pinewood Lawns development and other adjacent 
uses. The western part of the tract, above the 
f loodplain, lies in the Woodlawn Historic Distr ict 
while the southern part includes the highway cor
ridor overlay distr ict. 

C. Garden apartments are endorsed by the 
Plan for this 7.9-acre parcel. The development 
shouid provide any steps necessary to ensure that 
it wil l not cause s igni f icant addit ional down
stream drainage problems. The project lies on the 
east side of Old Mill Road, within both the 
highway corridor distr ict and the Woodlawn His
toric District. The northeastern property line of the 
parcel is along a stream valley. Suffering is recom
mended particularly on the tract 's northwest edge 
where single-family homes are adjacent to the un
developed land. Motel development is planned to 
the south and slightly to the east of the property 

surrounding the corner of Old Mil l Road and Route 
1, wi thin the Route 1 Corridor: Parcel 109-2 ((D) 12, 
which is zoned R-20. 

0. The recommended use for Woodlawn Manor 
is complet ion of the 132 uni ts on 10 acres, which 
is now commit ted or ant ic ipated. This is a planned 
apartment project wi th access proposed from Fry 
Road on the west, Jefferson Davis Drive at the 
parcel's southeastern edge, and from Ingersoll 
Road from the north, near the northeastern edge, 
it is recommended that access be maintained 
from Fry Road and Jefferson Davis Drive but that 
Ingersoll Road not be extended into the apartment 
project unless if  is connected  to Jefferson Davis 
Drive as one street. Development of the site 
should take into considerat ion the character of 
surrounding developments which are detached 
single-family to the north and west and apart
ments to the south. In addi t ion, the development 
pattern for Woodlawn Manor should show a poten
t ial development pattern for including the ex
cerpted parcel 6 which lies in the northwest 
corner. The provision should feature the continua
t ion of the street pattern establ ished for 
Woodlawn Manor. 

E. Open space uses are recommended for par
cel 109-2 ((D) 18. All but a third or a quarter of the 
site is in the highway corridor distr ict and the 
eastern two-thirds (approximately) is in the Wood
lawn Historic District. From the northern corner of 
the parcel, extending southerly through the prop
erty, is Dogue Creek in what appears to be a wide 
f loodplain taking nearly the en t i re ' parcel.  No 
residential development above the f loodplain is 
desirable unless thought is given to its effect on 
the f low of Dogue Creek under Route 1 past down- • 
stream communit ies. 

F. It is recommended that parcel 100-4 ((D) 2 
for 16.2 acres be developed at 16 dwell ing uni ts 
per acre. The development should be under a PDH " 
appl icat ion, in recognit ion of the si te's proximity 
to and visibi l i ty from the Woodlawn Historic 
Distr ict. The histor ic distr ict would also provide ar
chi tectural control of development as well as 
l imi tat ions of uses. The eastern tip of the parcel 
includes a f loodplain of approximately three 
acres, and a stream f lowing out of Fort Belvoir 
through the northwest corner of the parcel. No 
f loodplain for the latter stream is indicated. Ac
cess would be from Old Mil l Road which abuts on 
the west and from Pole Road which abuts on the 
north. Both roads are recommended for improve
ment in this plan. Approximately 14.5 acres of this 
parcel can be credited for residential development 
at the requested density of 16 dwell ing units per 
acre, with the project well buffered wi th respect to 
adjoining roadways so that no residential units 
have direct frontage access to either Pole Road or 
Old Mill Road. The project would result in a total 
of approximately 230 residential units. 

G. The eighty-nine acre parcel lying between 
Pole Road. Timothy Park subdivision, and Fort 
Belvoir is recommended for low-density residen
t ial development not to exceed 4 dwell ing units 
per acre. Single-family detached has been 
strongly recommended by the Lee District Task > 
Force. 

H. The approximately 45 vacant acres bounded 
by Huntley Meadows Park. Lit t le Hunting Creek. 
Buckman Road, and the Sequoia development 
should be developed residentially. Approximately 
8-9 acres of these properties are in f loodplain of 
the Litt le Hunting Creek. PDH-8 is the recom
mended density to be developed: this would be 
generally compatible wi th the apartment densities 
adjacent to the site, while the PDH aDproacn 
would permit f lexibi l i ty in dealing with the 
segmentat ion of the site by the f loodplain. Only 
one project street access to Buckman Road is 
recommended. Design of the croject shouid take 
special care to consider adjacent uses, traff ic 
levels along Buckman Road and Seven Woods 

Drive, the adjacent Mount Vernon Elementary 
School and the Mount Vernon Woods and Huntley 
Meadows Parks. A total of approximately 320 
residential units would be possible in this 
development. 

I. The underuti l ized area on the west of Martha 
Street north of Route 1 should develop at a single-
family residential density compat ib le wi th the 
establ ished residential communi ty along Martha 
Street. 

J . PDH development of 5 to 8 uni ts per acre is 
recommended for the tract comprised of the fol
lowing parcels: 100-4((1)) 1 and 109-2 ((1)) 5 through 
11. 

Publ ic Faci l i t ies 
Parks, Recreation and Open Space 
A . Muddy Ho le Fa rm Park shou ld be 

developed. 
B. The County should acquire community park

land in areas of new development, unless ade
quate private faci l i t ies are provided. 

C. The Park Authority should complete devel
opment of addit ional faci l i t ies in the Mount Ver
non Woods and Woodlawn Parks, according to 
their master plans. 

D. The Dogue Creek and Litt le Hunting Creek 
Environmental Quality Corridors should be pro
tected. The County should acquire parkland along 
the Dogue Creek stream valley in accordance with 
the Fairfax County Stream Valley Policy. Improved 
channel izat ion of Dogue Creek under Route 1 is 
recommended. 

E. A communi ty park should be acquired and 
developed in ' the area northeast of Old Mill Road 
and west of Route 1. Consideration should be 
given to acquir ing the fol lowing parcels: 100-2 ((1)) 
3A or 109-2 ((D) 18. 

History 
Woedisvw HisterSe Distr ict 
A. The provisions of the Woodlawn Historic 

Distr ict (Appendix 1, A1-2Q0 of the Zoning Or
dinance) l imit uses wi th in the distr ict to residen
t ia l and commercia l . 

8. North of Route 1 the maximum appropriate 
residential density is garden apartment develop
ment, l imited to 35 feet in'height. South of Route 1, 
the density is l imited to single-family detached 
development. Within the exist ing commercially-
zoned parcels, development should be l imited to 
tour ist oriented operations, such as motels and 
restaurants. Addit ional gas stat ions and conve
nience food services should not be permitted. Site 
design on all development should be aimed at 
preserving the maximum amount of existing tree 
cover. 

C. Ail improvements, to include structures, 
s igns, fences, street furniture, outdoor graphics, 
publ ic and private uti l i t ies, should be designed 
and instal led to be compatible wi th Woodlawn 
and the George Washington Grist Mil l in terms of 
mass, scale, color and visual impact. All develop
ment within the historic distr ict wi l l be reviewed 
by the Architectural Review Board. 

Transportat ion 
A. The transportat ion recommendations for 

this sector are included in the Transportation sec
t ion of the Plan. 
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ROUTE 1 CORRIDOR AREA 

The Route 1 Corridor Area is an obvious area of 
land use conf l ic t , stretching for 7 mi les from the 
boundary of the City of Alexandria on the north to 
the intersect ion of Route 1 wi th Old Mil l Road and 
the Mount Vernon Memorial Highway. (Only the 
eastern side of Route 1 in the northernmost 1.3 
miles of the Route 1 str ip is included in the cor
ridor area, because the western side in that str ip 
has a stronger relat ionship to the Hunt ington 
Metro Stat ion than to the rest of Route 1.) The cor
ridor area is entirely contained wi th in the Mount 
Vernon Planning Distr ict. 

Commercial 
Retail commercia l act iv i t ies compr ise the key 

land use of the corridor, including approximately: 
• 40 service stat ions 
• 44 restaurants, most of which provide short 

orders only and " fas t foods" service 
• 23 motels 
• 10 banks 
• 6 auto dealerships 
• 7 supermarkets 
• S furni ture stores 
• 10 mobi le home parks, with a to ta l of 1,712 

pads 
• 5 car wash faci l i t ies 

If there is any order to this assortment, it is 
found around four shopping centers: Beacon Mall 
on the north; Mount Vernon Plaza in the center op
posite the intersect ion of Route 1 and Sherwood 
Hall Lane; and Engleside and Woodlawn Shopping 
Centers on the southern end of the corr idor. Whi le 
Beacon Mall in part icular receives appreciat ive 
comments from cit izens in the single-family res
ident ial area of Mount Vernon, there is st i l l 
d issat is fact ion wi th available commerc ia l faci l 
i t ies. Despite the broad spectrum of populat ion 
found in the Mount Vernon area, inc luding people 
of all incomes, there is not one major department 
store along the entire corr idor that wou ld at t ract 
those shoppers whose needs are not served by 
d iscount general merchandise stores. The Route 1 
corr idor does provide grocery store, drug store, 
service s tat ion and banking service for the area. 

Twenty percent of the County 's auto-related 
commercia l land and twenty-f ive percent of the 
County 's free-standing restaurants are found in 
the Route 1 Corridor Area. This compares wi th the 
Mount Vernon Planning Distr ict 's 13 percent of 
the tota l County populat ion. Residents of the area 
have pointed out the prol i ferat ion of ident ical uses 
and services in the area, speci f ical ly service sta
t ions and short-order eating places. There have 
been instances of new service s tat ions opening 
wi th in a short distance of stat ions that had but 
recently c losed from lack of business. The same 
pattern has been observed for eat ing faci l i t ies. 
The use of the highway corridor overlay zoning 
d ist r ic t has helped to lessen this repet i t ion re
cently in regard to some auto-oriented uses. This 
distr ict as appl ied to the Route 1 corr idor has in
creased County control over the further construc
t ion of drive-in banks, fast food restaurants, quick 
service food stores and service s tat ions wi th in a 
thousand feet of either side of the center l ine of 
Route 1. 

Whi le there are a few attract ive individual 
structures in the area, the lack of at tent ion to 
s i t ing, s igning, landscaping, and relat ionship to 
adjacent structures has resulted in an overall level 
of design qual i ty that is poor. There is no con
scious pattern and few desirable use relation
ships that are apparent to the customer. 

Ownership of businesses along Route 1 ranges 
from local individual owners to nat ional chain 
stores and investment groups. Much of the owner
ship is nonresident, wi th the major i ty of the com

mercial space rented or leased. Many manage
ment decis ions are made not only outside the 
Route 1 corr idor but outside the Washington 
metropol i tan area. This pattern of control may 
form a major obstacle to any proposal for transfor
mat ion of the area. 

Transportation 
Al though oriented primarily to the private 

automobi le, Route 1 has 24-hour bus service from 
Alexandria to Fort Belvoir. However, the present 
roadway edge does not provide a safe or pleasant 
area for bus stops along the corridor, or for 
pedestr ian movement to the bus stops. At present, 
there is a lmost no attent ion given to the safety 
and convenience of this or any other pedestrian 
movements along or across Route 1. Likewise, 
there is no provision for bicycle t ransportat ion 
w i th in the corridor. 

The corr idor wil l cont inue to play a major trans
portat ion role with respect to Metro travel after 
rail service begins at Huntington Metro Stat ion. 
The provision of adequate bus as well as auto ac
cess to the si te, much of it using Route 1, wi l l  be 
one of the major issues in Area IV during the next 
ten years. 

Housing 
While most of the Route 1 Corridor Area's res

idential character is that of single-family dwell
ings, there is a wide range of housing accommo
dat ions by type'. On the northern end of the cor
ridor there is a rapidly developing concentrat ion of 
high-rise apartments. There are several develop
ments of garden apartments and one of the larg
est concentrat ions of condominiums in the 
County. In addi t ion, approximately 67 percent of 
Fair fax County 's approximately 2,300 rental 
mobi le home pads are located in the Route 1 cor
ridor. Some of these pads are crowded, il l-kept, 
and do not provide a good environmental stan
dard. There must be substantial upgrading of 
these condi t ions, lowering of density, and in
creased safety regulations. The necessary or
dinances must be adopted by the Board of Super
visors, and the County should str ict ly enforce al 
regulat ions that relate to the establ ishment and 
operat ion of mobile home communit ies. 

Subsidized housing in the Route 1 corridor, not 
l imi ted to the Area, includes the fo l lowing: 

• Low-Income Housing Units 
— Audubon Apartments: 46 units, owned 

a n d m a n a g e d by F a i r f a x C o u n t y 
Redevelopment and Housing Authori ty 

— Spring Gardens Apartments: 22 units, 
leased to Fairfax County Redevelopment 
and Housing Authori ty 

• Moderate-Income Housing Units 
— Spring Gardens: 187 units, built under the 

221-d-3 program 
— Hybla Valley: 204 units, built under the 236 

program 
— Buckman Road Apartments: 204 units, 

bui l t under the 236 program 
The corr idor area has 23 percent of the sub

sidized low-income units in Fairfax County and 24 
percent of the subsidized units for moderate-
income fami l ies. 

Environment 
The northern part of the strip is located in the 

Litt le Hunt ing Creek watershed, whi le the south
ern segment is in the Dogue Creek watershed and 
is af fected by the extensive f loodplains and 
stream valleys of Dogue Creek. The entire str ip is 
located in the Coastal Plain geologic province and 
thus lies in a zone of extensive slippage-prone 
swel l ing clays and sensit ive aquifer recharge. 

General recommendations for the Route 1 Corridor Area j 
apply to all relevant properties in the corridor. Specific 1 
recommendations for the unshaded areas on this map are \ 
found in the appropriate community planning sector. 
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The f loodplains of Dogue Creek and Litt le 
Hunt ing Creek cross the Route 1 commercial str ip 
and form the basis for the environmental quality 
corridors  in the Mount Vernon area. They also pro
vide a key factor of the Plan's recommended stra
tegy for deal ing wi th the area. 

Air qual i ty is seriously af fected by automobi le 
exhaust emissions aggravated by the start-stop 
traff ic pattern which is  so common along Route 1. 
Noise levels are also h igh because of the exten
sive automobi le usage. 

issues 

The Route 1 corr idor has many examples of 
conf l ic t ing uses of land and al locat ion of high 
value land to less than desirable uses, in a linear 
conf igurat ion, which is very much a part of the 
problem. 

Along the length of Route 1, one of the imme
diate perceptions is the lack of d ist inct identity; 
any one place along i t s l eng th looks much l ike any 
other place along its length. 

Whi le the corridor is essential ly commercial , it 
does contain some residential uses. There are 
also some points along the corridor where unde
veloped land and public/semi-public uses (church 
sites, for example} come to the Route 1 frontage 
and provide a brief momentary break in the com
mercial line. The linear commercia l character is 
also broken somewhat by several larger shopping 
centers or shopping complexes; for example, 
Beacon Hi l l , Mount Vernon Plaza, Engleside and 
Woodlawn. These offer a considerable improve
ment over the highly auto-oriented character qf 
the remainder of the Route 1 commercial corridor. 
However, there is l i t t le compat ib i l i ty between 
these larger centers and adjacent str ip commer
cia l or apartment or other residential uses. There 
is considerable design and appearance conf l ic t , 
as well as traff ic congest ion and other impacts. 

The corr idor has few d i rec t perpendicular cross
ings of major roads. There are a number of T- or 
angled intersections along the corridor to either 
side. A few carry major t ra f f ic movements, for ex
ample, f rom the Fort Hunt or Mount Vernon area to 
the center of Area IV. There are two stream cross
ings of Route 1, as welt; Li t t le Hunt ing Creek 
crosses the roadway jus t south of the Sum 
Springs community, and the North Fork of Dogue 
Creek crosses just east of Woodlawn Court. The 
creek crossings are not part icularly emphasized in 
the land use pattern of the area, but  do represent 
one example of a break or intrusion of noncom
mercial uses or no uses at ail into the otherwise 
cont inuous commercial st r ip of the corridor; and 
for that reason alone, they should be looked on as 
something of an opportuni ty. 

An addit ional impact  on the corr idor is the traf
fic of Fort Belvoir which Route 1 carries. The Army 
post  i s at the southwestern edge of the area. Many 
of the uses within the corr idor also reflect the ex
istence of the nearby mi l i tary base. 

The Mount Vernon Medical Center Hospital wi l l 
at tract increasing t ra f f ic  to the area. Improve
ments on Route 1 which can minimize potential 
congest ion are certainly a part of this plan. 
Southwest access to and from Route 1 must there
fore be brought about. 

The Area IV Plan includes the Woodlawn His
toric Distr ict which also affects the corridor. 
Woodlawn sits on a hi l l top adjacent to the eastern 
edge of Fort Belvoir, w i th its historic distr ict in
cluding a port ion of the southwest t ip of the cor
ridor. The importance of the distr ict  to the corridor 
is the design control wh ich is enabled. 

Another source of conf l ic t deals wi th the depth 
of commercial parcels, particularly along the 
southeast side of Route 1. In the development of 
land in the vicinity of what is now the corridor, 
residential uses were establ ished much closer to 
the highway on the south than on the north side. 
The result is that the commercial frontage along 

the southeast side of Route 1, in many cases, 
lacks the necessary depth to develop adequate 
shopping centers instead of shopping str ips of the 
type now present. Commercial depth along the 
east side is as l i t t le as SO feet in some places, 
enabl ing l i t t le more than a marginal single-story 
structure requiring l imited investment, and fre
quently housing not particularly attractive com
mercial uses. 

The lack of lot depth almost completely pro
hibi ts the development of comprehensive, wel l-
p lanned, -designed and -buf fered shopp ing 
centers of the type which the residents pre
sumably would f ind much more compat ib le wi th 
their residential areas. It has been the County's 
experience that any proposal for commercial re
zoning along the corridor, part icularly along the 
southeast side, where the rezoning of the corridor 
seeks to expand eastward into the interior of the 
planning distr ict , is met wi th strong and informed 
ci t izen object ion. The need to provide adequately 
for commercia l needs along the corridor whi le at 
the same t ime protect ing those residential com
muni t ies which are undeniably threatened by such 
expansion if it is not control led, is a strong priority 
of the Area IV Plan. 

The problems of the Route 1 corridor, while 
great, do not appear insurmountable. The Area IV 
Plan is based on the presumption that the Route 1 
commercial corridor can be made into a better 
funct ioning, more attractive and much more satis
factory part  of developed Area IV. 

RBCOMIWiNDATIOMS 

The fol lowing general recommendat ions apply 
to areas between Route 1 and adjacent stable res
ident ial areas. Parcel specif ic recommendations 
for such areas are located in the Route 1 Corridor 
Area sections of Sectors MV2, MV3, MVS, MV7 and 
MVS. 

genera l Gsrrit ier Policy 
A. The fol lowing policies should  b e recognized 

as promot ing desirable goals and object ives for 
the corridor and should not be construed to un
duly restrict addit ional compat ib le private or 
publ ic init iative. 

B. The Route 1 Corridor between the Capital 
Beltway and Fort Belvoir is a unique area in 
Fairfax County due to its history and evolut ion. As 
such, this area deserves special attent ion from 
both public and private sectors. A general pro
gram of upgrading condit ions through concerted 
and cooperative public/private actions is both 
appropriate and desirable. 

C. The creation of community service and 
commercial activity nodes or centers are encour
aged in the vicinity of Penn Daw, Beacon Mall, 
Hybla Valley, Engleside and Woodlawn, In 
particular, the Hybla Valley node should develop 
as a community service commercial center. This 
center should include a major quality department 
store which would serve as an anchor to other 
smaller and comparable commercial and noncom
mercial activities. This center should be planned 
as a unified, attractive and accessible 
development. 

D. Within each of the aforementioned nodes, 
developments which result in a mix of the follow
ing land uses are recommended: 

1. Office use. A mix of low. medium, and 
where appropriate, high-rise office buildings to 
include a variety of business, financial, social 
and professional services should be encour
aged. Modified floor area ratios and other 
incentives should be considered in return for 
exceptional architectural and high quality site 
plan designs to include attractive public open 
space areas. 

2. Retail and commercial service use. 
Within' each node a variety of high quality 
unique retail stores and shops and commercial 

services should be clustered or distributed in a 
manner that encourages pedestrian rather than 
automobile activity. Examples may include 
specialty shops or an open farmer's market. 

3. Residential use. A mix of high quality 
housing types in areas of medium to high den
sity should be encouraged as a secondary 
compliment to the commercial node and serve 
an appropriate role as a transition use to adja
cent stable residential neighborhoods. 
The distribution of the aforementioned uses 

should exhibit an innovative, accessible and func
tional design. Concerted efforts to consolidate 
existing parcels into relatively large areas within 
each node shouid occur. The phasing develop
mental technique is acceptable provided a plan 
showing ultimate development objectives is 
approved. 

Uses that are incompatible with high quality 
development or would perpetuate the redundant 
pattern of commercial development along Route 
1 characterized by piecemeal, auto-oriented and 
high-clientele turnover is discouraged. Inappro
priate uses within the Route 1 corridor's high 
quality nodal areas, as envisioned by the Plan, 
may include fast food restaurants, drive-thru retail 
stores, wholesale trade establishments, outside 
vehicular or equipment storage areas associated 
with contractors shop's and mini-warehouse facil
ities, among others. 

Car dealerships and used car lots may be con
sidered appropriate uses within the Route 1 cor
ridors provided one of the following conditions is 
met: 

1. As part of a unified commercial effort, an 
auto dealership park should concentrate a 
number of such uses within a centralized and 
well planned area. Such auto dealership park 
should be appropriately located within the 
Route 1 corridor outside any nbdal area, as 
mentioned above. A concerted effort to estab
lish an effective landscape treatment to visually 
protect nearby stable or planned residential 
areas should be made. Provisions should be 
made to effectively mitigate negative environ
mental impacts including lighting, noise and 
auto emission, among others. 

2. Shouid efforts fail in an attempt to 
develop an auto dealership park, separately 
located auto dealership developments may be 
considered within the Route I corridor area pro
vided the site plan and associated architectural 
elements exhibit quality design and compatibil
ity of surrounding land uses. Interior and 
peripheral landscaping should exceed estab
lished minimum criteria as set forth in the Zon
ing Ordinance. Such dealership should be per
mitted by special exception only and on a 
l imited basis in order to avert conditions of 
blight and achieve the objectives of upgrading 
the Route 1 corridor as cited in the Plan. 
The Route 1 Sconomie Development Action 

Plan has noted development opportunit ies asso
ciated with each of these clusters and has iden
t i f ied three addit ional development opportunity 
nodes focused on the fol lowing intersections: 
Hunt ington/Fort Hunt, Buckman/Mount Vernon, 
and Buckman/Radford: 

E. It is recommended that public and semi-
public or vacant uses having frontage on Route 1 
be retained and enhanced, and used to formalize 
and emphasize the break in the cont inuous com
mercial character of the corridor. Church sites, 
bridge crossings, hil lsides where commercial 
frontage at highway grade is not possible—all 
these provide opportunit ies to define an edge and 
at least a temporary terminus to a commercial 
str ip. 

F. It Is recommended that residential uses be 
preserved and enhanced, and that existing land
scaping be retained, it is also recommended that 
new residential uses be provided along the Route 
1 corr idor as a major addit ion to the character of 
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the primarily commercia l corr idor. Addi t ional 
dwell ing units, for example, cou ld be distr ibuted 
among the development modes in the corridor. 
Where a communi ty segment of the corr idor is 
poorly defined at its termin i because of the lack of 
an appropriate public, semipubl ic or other use, 
medium-density residential or publ ic/semi-publ ic 
uses would help implement the community-core 
policy for the Route 1 corridor. Where residential 
areas are provided as such termin i , they should be 
designed to reflect that they in fact enclose rather 
than cont inue the commercia l s t r ip . 

The al locat ion of speci f ic parcels in the cor
ridor part icularly to residential uses has been 
undertaken by the Plan. It shou ld be noted that the 
assemblage of land adequate for such uses would 
consist not only of vacant land now in the corridor, 
but also would represent a re-use of some ex is t ing 
commercial ly used and/or zoned property along 
the corridor which lacks meaningfu l commercia l 
activity or potent ial at th is t ime. 

G. Social service needs and faci l i t ies should 
be recognized and accommodated through spe
ci f ic development projects wherever possible. 

Transportation Policy 
A. In implement ing the concept of commercia l 

nodes wi th residential edges a long the str ip, provi
sion should be made for key t ranspor tat ion im
provements as wel l , such as the extension of 
Lockheed Boulevard westward f rom Route 1 and 
similar improvements in the south and central por
t ions of the corridor. The t ranspor tat ion recom
mendations given later in the Plan d iscuss these 
road proposals In greater detai l . 

B. An adequate level of service along Route 1 
is of primary importance to all  o f the Mount Ver
non area, as t raf f ic diverted f rom a congested 
Route 1 af fects arterial and col lector roads 
through residential neighborhoods. To improve 
the level of service along Route 1, the fo l lowing 
are encouraged: 

1. minimizat ion of the number of access 
points along Route 1; 

2. construct ion of roadways parallel to 
Route 1 which al low local t ra f f ic to c i rculate 
without traveling along Route 1; 

3. construct ion of access roads connect ing 
the Mount Vernon area wi th Fort Belvoir  to the 
west and northwest,  to reduce the need for 
traveling along Route 1 when desir ing to travel 
east or west; 

4. provision of grade separat ions at major 
intersections where possib le, to reduce the 
number and magni tude of bot t lenecks on 
Route 1; 

5. improvement of angled intersect ions 
wi th Route 1 to improve both ef f ic iency and 
safety character ist ics of the corridor; and 

6. priority access for publ ic t ransportat ion 
throughout the corridor. 

Corridor Environmental Policy 
A. Wherever poss ib le , t he env i ronmenta l 

character ist ics of the area should serve not only 
as a too l for shaping future growth into nodes, but 
should provide amenity to all fu ture development 
in the corridor. 

B. The Dogue Creek and Li t t le Hunt ing Creek 
Environmental Qual i ty Corr idors should be pro
tected from degradat ion by adjacent develop
ment. 

C. All future const ruct ion and use along the 
Route 1 corr idor should comply with screening, 
buffering, and noise ord inances. 

D. The visual aesthet ics of the Route 1 corr idor 
shouid be improved through development which 
attracts customers through the quality of design 
of its signs rather than through their gaudiness 
and size, and which keeps the sizes of parking lots 
to a min imum, meets the County 's requirements 
for plant ings and landscaping along store fronts 

in shopping center commons, along service roads, 
and in parking lots, and provides design qual i ty 
and coordination between structures and uses in 
commercial areas. 

E. In the future widening of Route 1, part icular 
at tent ion should be paid to the provision of trees 
and other plantings in the median str ip where safe 
and appropriate, and overhead power l ines should 
be relocated underground or In less conspic ious 
locat ions. 

Corridor Land Use Policy 
A. For economic vital i ty, it is desirable that a 

greater diversif icat ion of uses occur in the cor
ridor. 

B. Development and changes wi th in the cor
ridor must not be al lowed to cause s ign i f icant 
disrupt ions to, nor have a detr imental impact on 
the stabi l i ty and character of, nearby residential 
areas. Appropriate measures  to protect against 
adverse commercial development should include: 

1. establ ishment of t ransi t ional land uses 
where otherwise incompat ib le land uses would 
abut residential areas so as to reduce the in
compat ib i l i ty between the two act ivi t ies; 

2. provision for effect ive buffer ing and 
screening between incompat ib le , adjacent 
uses, such buffer ing and screening to consist 
of exist ing trees and other natural shrubbery in 
addit ion to plant ings required by the screening 
requirements of the Zoning Ordinance; and 

3. addit ionally, if the specif ic act iv i ty is 
such that a residential area, may be unduly im
pacted, addit ional screening should be re
quired, as well as t ransi t ional yards in excess 
of thse detailed in the zoning ordinance. 
C. L a r g e - s c a l e , h i g h - q u a l i t y , m i x e d - u s e 

development is desirable. Such development 
should consol idate parcels, including frontage 
property when possible, in order to promote 
greater land eff iciency, improve vehicular circula
t ion, improve compat ib i l i ty wi th adjacent land 
uses and improve the aesthetic environment. 

D. Planned larger scale development projects 
are particularly desirable at designated nodes 
along the corridor where such projects hold prom
ise for assist ing in the solut ion to part icular prob
lems as well as generally upgrading condi t ions. 
Strategic public investments at such locat ions 
wil l receive special considerat ion when such in
vestments hold promise for removing certain 
obstacles andfor faci l i tat ing s igni f icant ly larger 
levels of private investment to accompl ish overall 
objectives, when such larger private investments 
would otherwise likely not occur. 

Parcel Specific Recommendations 
Parcel specif ic recommendat ions for proper

ties along the Route 1 Corridor Area are included 
under the Route 1 Corridor Area sect ion in the af
fected individual sectors. 
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ROSE HILL PLANNING DISTRICT 

The Rose Hi l l Planning District is bounded on 
the north by the RF&P right-of-way and the City of 
Alexandria l ine; on the east by Telegraph Road, 
Florence Lane, the Kings Garden Apartments 
west edge, South Kings Highway, Harrison Lane 
and the eastern boundary of Huntley Meadows 
Park; on the south by the southern boundary of the 
park, the northern edge of Fort Belvoir and 
Telegraph Road; and  on the west by Beulah Street, 
Franconia Road, and the RF&P right-of-way. 

Land Use 
Approximately 37 percent of the Rose Hil l Plan

ning District is developed, wi th stable single-
family residential uses account ing for 50 percent 
of th is development. About 20 percent of the 8,336 
acres in the d ist r ic t is publ ic parkland. 

Approximately 23,000 persons occupy 8,100 
units in those 8,335 acres, which accounts for an 
overall density of 2.8 persons per acre. 

The Rose Hill Planning District, together wi th 
the Mount Vernon Planning District, borders the 
southern boundary of the City of Alexandria. Some 
of the major land use decisions which wi l l affect 
the Rose Hill Distr ict wi l l  be made, not by Fairfax 
County, but by the City of Alexandria. For exam
ple, the manner in which the already substant ial ly 
developed Cameron Valley a long the north side of 
I-9S should cont inue to develop cont inues to be 
studied by the City. Most of this area is currently 
planned and zoned for major development. 

The impact  of these developments on Fairfax 
County as a whole and Rose Hill  in part icular wi l l 
require cont inual coordinat ion between the juris
d ic t ions if potent ia l negative aspects of such 
development are  to b§ avoided. In order to 
el iminate some t ra f f i c Impacts the Area IV Plan 
recommends the c los ing of the Clermont Orive/-
1-96 underpass  t o vehicular t raf f ic and provision of 
an alternative faci l i ty to provide access to the Van 

Dorn Street Metro Stat ion and Alexandria employ
ment centers; and that any interchange fo be con
structed at i-95 and Clermont Drive be l imited to 
serve only the Alexandria side of I-95. The City and 
VDH&T have discussed construct ion of such an 
interchange. 

Transportation 
The Rose Hi l l Planning Distr ict is served along 

i ts northernmost port ion by I-95 and Franconia 
Road, bo th providing east-west access. Minor 
arter ials such as South Van Dorn Street, 
Telegraph Road, South Kings Highway and Beulah 
Street basically provide north-south movement in 
the distr ict . 

Public Faci l i t ies 
The fo l lowing table Indicates the exist ing 

public faci l i t ies located wi th in the Rose Hil l Plan
ning Distr ict. 

The future out look for Rose Hil l shows a need 
for addit ional park improvements and the estab
lishment of new communi ty parks or private 
recreation faci l i t ies in a few areas which are cur
rently underserved and in developing areas such 
as the Lehigh area. 

Environment 
Rose Hil l is located wi th in the watersheds of 

Dogue Creek and Cameron Run. The stream 
valleys and f loodplains of Piney Run and Barnyard 
Run of Dogue Creek and Backl ick Run and Pike 
Branch of Cameron Run lie in th is distr ict . Rose 
Hil l also l ies wi th in the Coastal Plain geologic pro
vince. Soils are ei ther poor or marginal for septic 

tank use and sl ippage-prone swel l ing clays under
lie most of the distr ict . In addi t ion, the northwest 
corner of the area (Sectors RH1, RH2 and RH4) is 
located in a sensit ive aquifer recharge zone. 

In Rose Hil l there are two environmental qual i ty 
corr idors (EQCs). Pike Branch of Cameron Run 
forms the basis for one EQC, and is augmented by 
several small parks and such cit izen-identif ied 
resources as the Sharon Chapel h istor ic s i te and 
an old school house. A branch of Dogue Greek 
runs along the Huntley Meadows park, recently 
transferred to the County by the federal govern
ment . A long w i th several c i t izen- ident i f ied 
resources and histor ic s i tes, this branch of Dogue 
Creek forms another EQC. 

History 
Several historic structures worthy of cont inued 

preservation are located in the Rose Hill Planning 
Distr ict. They include: 

Evergreen. One of the few remaining Fairfax 
County houses in the Ital ian villa style popular in 
mid-nineteenth century America. 

Mount Erin. Dating from the early nineteenth 
century, this house is si tuated on the highest 
point for miles around and commands an out
standing view of the Distr ict of Columbia and the 
George Wash ing ton Mason ic Memor ia l in 
Alexandria. 

Huntley. Essentially Federal in character and 
bui l t into a hi l ls ide in an " H " shape, Huntley was 
bu i l t about 1820 for Thomson F. Mason, a grand
son of George Mason of Gunston Had. The house 
is included on the Nat ional Register  of Histor ic 
Places. In May 1976 the Board of Supervisors 
created the Huntley Histor ic Distr ict. 

Ashland. One of three remaining plantat ion 
houses in the Springfietd-Franconia area, Ashland 
dates from about 1820. 

RH1 

RH2 

Schools 
Elementary Intermsdlste 

Bush H i l l , 
Clermont 

Twain 

IX ISTINS PUSUC P A C l U T I i i 
June 1§83 

High School 
Perks, Recreation 
ana Open Space 

Franconia Forest 

Bush Hi l l , Mark Twain 

RH3 

RH4 

Cameron 

Franconia Hayfield 

RHS Rose Hil l 

flH6 

RH7 Groveton, Hayf ield 

Burgundy, Clermont School Site 

Edison, Hayfield Tara Village, Beulah, Greendale Golf 
Course 

Ridgeview 

Lee District Park 

Stoneybrook, South Kings Forest, 
Hayfield, Wickford, Huntley Meadows 

Burgundy Vil lage Community 
Center, High School Si te 
Elementary School Site 

Wil ton Woods S c h o o l , John 
Marshall Library 

Virginia Hi l ls School 

U.S. Coast Guard Stat ion 

PLANNED RESIDENTIAL INFILL — ROSE HILL PLANNING DISTRICT 
Source: Office of Research and Statistics. January 1983. 

Unit Type 
Existing (1S83) Est imated Addit ional At Buildout 

Unit Type Number Percent Number Percent Number Percent 

Single-family 7.042 87,0 8.304 87.2 15.346 87.1 

Townhouse 498 6.1 1,189 12.5 1.687 9.6 

Apartment 556 6.9 27 0.3 583 3.3 

Total 8.096 100.0 9,520 100.0 17.616 100.0 
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AREA IV 

S C A L E IN F E E T 

ROSE HILL PLANNING DISTRICT 
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RH1 FRANCONIA COMMUNITY 
PLANNING SECTOR 

Land Use 
The area is approximately 50 percent devel

oped. Residential uses are grouped in two areas in 
the central port ion of the sector. Commercial uses 
occur Between South Van Dorn Street and the 
RF&P right-of-way, along Franconia Road. The 
sector contains two speci f ica l ly mapped areas: (1) 
the McGuin tract Area, wh ich is general ly bounded 
by the Beltway on the north, South Van Dorn 
Street on the east, the Cameron Crossing 
townhouse project on the south, and residential 
development along Tilbury Road on the west, and 
(2) the Franconia area, wh ich is the not ful ly devel
oped area located between the RF&P Railroad on 
the west, Franconia Road on the south, Valley 
View Drive on the east and the Hebron Park sub
division on the nor th . The shaded areas on the left 
and right sides of the sector map cover the Fran
conia area and the McGuin area, respectively. 

Transportat ion 
The Capital Beltway, South Van Dorn Street, 

and Franconia Road provide access to the sector 
and each carries heavy volumes of nonlocal peak-
hour t raf f ic . There is a great deal of dissatisfac
t ion among residents w i th the congest ion at major 
intersections surrounding the sector that a f fects 
local movement to and f rom the sector. 

Bus service operates six days a week in the 
Franconia Road corridor. 

Public Faci l i t ies 
Parks, Recreation and Open Spsee 
Franconia Forest -Park is located within the 

sector. 

Stopping 
Community shopping faci l i t ies are located in 

the Rose Hill Shopping Center to the east of the 
sector, the Franconia Shopping Center, and in the 
Springfield CSD to the west. Regional shopping 
faci l i t ies are provided in Springfield Mail  to the 
west of the sector. The adequacy of these facil
i t ies is restr icted, however, by congest ion and dif
f icult left-turn faci l i t ies a long Franconia Road. Ac
cording to area residents, shopping selection is 
also a l imi tat ion in the area. At least one addi
t ional chain grocery store has been requested for 
the Rose Hill area by residents of this and 
neighboring sectors. 

Housing 
As previously s tated, much of the land in the 

sector is vacant. The housing in the sector oc
cupies approximately 30 percent of the land, is in 
detached and at tached single-family units, and is 
in generally good structural condi t ion. 

Forty-four uni ts of the residential community 
proposed for development on parcels 31-4 ((1)) 
15C, 24 have been prof fered to the County for use 
as below-market housing. 

RECOMMENDATIONS 

McGuin Tract Area 
High quality of f ice/ industr ia l uses with some 

local retail commercial primarily serving those 
uses should be developed, served by a coor
dinated circulat ion pattern. Both the development 
and its c i rculat ion system should be environmen
tally sensitive. 

Environment 
This tract has severe environmental problems 

which pose special hazards to development. The 
amount of bui ldable land may be affected by 
these constraints. 

This shaded area 
represents the McGuitm 
Tract Area discussed 
beiom 

This shaded area 
represents the 
franconia Area* 

Portions of the site are subject to catastrophic 
slope fai lure and bui ld ing foundat ion fai lure. The 
McGuin Tract Environmental Features map shows 
the five different surface features found on this 
site. A list of constraints associated wi th these 
five features fo l lows: 

Zone 1—gravel cap. There are no constraints 
except near the contact (boundary) wi th Zone 2. At 
the boundary, landslides May occur, pushing back 
the boundary between Zone 2 and 1. Soils can be 
easily eroded during construct ion. 

Zone 2—active landslide zone. This is an area 
of steep slopes that occurs at the edge of the 
gravel cap. Massive slope fai lure is common 
within this zone. No bui lding of any kind is 
recommended. 

Zone 3—landsl ide co l luv ium and terrace 
al luvium. Unconsolidated surface materials have 
been deposited by former landsl ides. Variable 
thickness, inadequate compact ion and building 
s t r e n g t h make t h i s a poor s u r f a c e for 
development. 

Marine clay is found at variable depths beneath 
this col luvium. Land disturbing activi t ies in this 
zone wi l l result in rapid erosion. Excessive soil 
wetness could pose foundat ion and wetness prob
lems. Landslides in Zone 3 are uncommon but not 
unprecedented. 

Zone 4—exposed marine clay. The marine clay 
has severe shrink swell and sl ippage problems 
and is not recommended for bui lding sites. 

Zone 5—stream channel-f loodplain al luvium. 
This zone is subject to f looding and wetness and 
is inappropriate for development. Construct ion ac
tivity in this zone would create adverse en
vironmental impacts both on and of f site. 

Zone 5 and most of Zones 2, 3, and 4 would be 
appropriate for inclusion in the County's En
vironmental Quality Corridor system. 

It is recommended that no development occur 
in Zones 2. 3, 4, and 5 on this site. If any develop
ment in these zones is to occur, substantial 
grading, excavation and replacement of existing 
materials may be necessary. Any development in 
Zones 2 through 5 wil l require a complete soils in
vestigation and soils engineering report and wil l 
be subject to condit ions imposed by the County's 
Geotechnical Review Committee. 

The area's physical character ist ics reinforce 
the need for suf f ic ient land assembly prior  to 
development proposals so that development can 
deal wi th the environmental constraints. The 
branch of Backl ick Run that f lows through a por
t ion of the sector could provide a Spine for a por
t ion of the trail system. 

The area should contain an open space system 
which may include dedicated park area for com
muni ty recreation. 

This is a unique locat ion, and advantage 
should be taken of its regional accessibi l i ty, high 
visibi l i ty, and proximity to the planned Van Dorn 
Street Metro Stat ion by planning off ice/ industr ial 
uses in this area. 

High-quality development is required for th is 
locat ion to achieve its potential . Therefore, 
development should not allow uses or a character 
of development less restrictive than permitted in 
the I-3 zoning distr ict . Development which would 
be visible from the Beltway and South Van Dorn 
Street should help to establ ish a favorable image 
and Identity for the area. At the highest elevations 
of the si te, bui ldings higher than mid-rise should 
not be constructed. 

Private sector planning should not assume 
more intense development on the average than 
0.26 floor area ratio on the whole area, if it were al 
developable, would allow. This would permit ap
proximately 1.000.000 square feet of of f ice devel
opment in the area. The most bui ldable portion oi 
the tract is the plateau area immediately west oi 
South Van Dorn Street which covers approxi 
mately 37 acres. Assuming that all structures 
were placed on this port ion of the tract, it could 
hold bui ldings averaging five stories in height with 
surface parking. More intense development would 
tend to generate traff ic volumes that would re
quire more extensive off-site improvements than 
those detailed later under Transportat ion (e.g.. an 
interchange at the site entrance to South Van 
Dorn Street, etc.). Some local retail uses primarily 
serving the development would be acceptable on 
the site. However, all other commercial uses that 
generate high volumes of trips should be dis
couraged to the extent that they exceed the 
recommended capacity of the access points to 
the adjacent arterial highway. 
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Mc GUIN T R A C T E N V I R O N M E N T A L F E A T U R E S 

Suf f ic ient ly large port ions of the area should 
be developed in an integrated manner, according 
*n Plan pol ic ies, to ensure that the area at buildout 

a s  an adequately coordinated internal circula
t i o n sys tem. The development should be well-
buf fered from exist ing adjacent s table residential 
neighborhoods. Dedicat ion of su i tab le land for a 
commun i ty park at the end of Valley View Drive 
would help to accompl ish this as wel l as provide 
needed park faci l i t ies in the sector. 

If resident ial development takes place on the 
western boundary, it should be compat ib le wi th 
the resident ial area to the west and at a residen
t ial densi ty range of 2-3 dwel l ing un i ts per acre 
since the only access  to the development wil l  be 
the ex is t ing residential streets of that community. 

Highway noise from 1-95 has been est imated to 
impact port ions of the area. Setbacks, si te design, 
acoust ica l t reatment to structures and other noise 
at tenuat ion measures are appropriate if homes 
are bui l t  to ensure adequate protect ion to 
residents. 

Transportation 
The area is to have primary access to South 

Van Dorn Street, midway between the South Van 
Dorn Street/1-95 interchange and the South Van 
Dorn Street/Franconia Road intersect ion 

Secondary access to South Van Dorn Street 
(right turns only) should be developed midway be
tween the South Van Dorn Street/1-95 interchange 
and t h e new access to th is site. All access would 
be f rom South Van Dorn Street. 

Development should be coordinated to ensure 
that internal roadways on the various properties 
wil l in terconnect as necessary to access the adja
cent arter ials at points most conducive to eff i
cient t ra f f ic operat ions. 

Development should take place only if it wi l l 
provide i ts fair share of an adequate internal cir
culat ion system for the entire area, wil l provide 

j i tab le of f-s i te improvements, and wil l not in
terfere wi th or preclude improvements to the 
South Van Dorn Street/1-95 interchange. 

Development should provide by dedicat ion an 
acceptable right-of-way and appropriate contr ibu
t ions for improving the Van Dorn Street/Beltway 
interchange. Development should also provide 
right-of-way and improvements to South Van Dorn 
Street, which is planned as a six-lane roadway. 

The greatest constraint on development of the 
area is the provision of sat is factory access to the 
Beltway and South Van Dorn Street. Without ex
tensive of f-s i te improvements, the intensi ty of the 
development on this s i te should be l imi ted in order 
to min imize congest ion at the access points and 
on. the adjacent arterials. 

Easy access to bus t ransportat ion should be in
corporated in the project design. 

Detai ls as to exact access point locations, 
street cross-sect ions, and right-of-way widths 
shal l be determined at the t ime of rezoning and 
site plan review. 

Northwest Quadrant of 
Franconia Road/South Van Dorn Street 

Townhouses at 5-8 dwel l ing uni ts per acre are 
recommended for the northwest quadrant of the 
intersect ion of South Van Dorn Street and Fran
conia Road. 

The stream of Backl ick Run wh ich crosses a 
port ion of the sector could be incorporated into 
the County 's EQC system. 

The northwestern part of this t ract , part icularly 
the northern one-third of parcel 15C, is an active 
landsl ide area. This si te features a cont inuat ion of 
a geologic format ion found on large parts of the 
McGuin tract and descr ibed in that sect ion of the 
a l a n . Development of th is part of the tract is not 

.-commended due to its geologic hazaof this 
i ract, part icular ly the northern one-third of parcel 
15C, is an act ive' landsl ide area. This site features 
a cont inuat ion of a geologic format ion found on 

large parts of the McGuin tract and described in 
that sect ion of the Plan. Development of th is part 
of the t ract is not recommended due to its 
geologic hazards. If any development on this area 
below the gravel cap occurs, extensive soi ls and 
foundat ion engineering work wil l probably be 
required. 

Interior and exterior noise mit igat ion measures 
are appropriate for port ions of the site impacted 
by highway noise. 

Development above the low end of the density 
range should take place only if the development is 
suf f ic ient ly large to al low amenit ies, well-buffered 
from the stable residential neighborhood along St. 
John Drive and adequately coordinated to ensure 
that the smal l parcels f ront ing on South Van Dorn 
Street wi l l  be part of a residential development, 
used as densi ty credit for such, or exchanged for 
church property more appropriately located for 
residential purposes. 

Development should also provide for an ade
quate c i rculat ion system and suitable off-si te im
provements and take place in a suf f ic ient ly coor
dinated manner to ensure that the area at bui ldout 
wil l interconnect as necessary to access the adja
cent arterials at points most conducive to eff i
cient t raf f ic operat ions and the major access shall 
be planned to exit on South Van Dorn Street and 
access to Franconia Road shall be secondary. 

Franconia Area 
A. Development should be keyed to relate com

pat ib i l i ty wi th the exist ing and ant ic ipated 
development to the east, composed of single-
family detached residences. Overall densit ies 
should be kept low, in the range of the exist ing 
zoning, approximately three units per acre with 
development clustered away from the RF&P right-

of-way and buf fered f rom the rai lway, including 
through the use of safety barriers. Single-family 
detached units near exist ing residences are 
recommended. S ing le- fami ly de tached un i ts 
would be appropr iate for the area as a whole. 

B. A planned uni t development approach at the 
recommended low average density could be ap
propriate for the area. Such development, how
ever, should not be al lowed to create undesirable 
impacts , inc lud ing v isual ly d isrupt ive tal ler 
bui ldings. A potent ia l island of mixed use develop
ment could be di f ferent from the single-famiiy 
development exist ing to the east to a degree 
which would undesirably change the character of 
the area. 

C. Existing vegetat ion and topography should 
be preserved wherever possible. 

Franconia Road Corridor 
A. Commercial development wi th in the sector 

should be l imi ted to inf i l l of ex ist ing shopping 
areas; further commerc ia l expansion along 
Franconia Road is not recommended. In such 
commercial inf i l l , an addi t ional grocery store 
would be highly desirable. 

B. Parcel 81-3 ((4)) 7 to the rear of the commer
cial development in the northeast quadrant of 
Franconia Road and Valley View Drive is planned 
for residential development at 12-16 dwel l ing uni ts 
per acre. Development at sl ightly more than 16 
dwell ing units per acre may be considered only in 
the event that development is suf f ic ient ly well-
designed and in an appropriate housing type to 
provide: 

1,,an e f fec t i ve t rans i t i on inc lud ing a 
substantial buffer along the northeastern, 
northern and western boundaries adjacent to 
exist ing, low-density residential communi t ies ; 
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2. adequate on-site amenit ies including 
developed recreational space: 

3. any improvements to Valley View Drive 
necessary to accommodate the addit ional traf
fic generated by the development: and 

4. adequate management of stormwater, so 
that it wi l l not impact other properties in the 
area. 
C. Al though parcel 31-3 ((D) 62 could reason

ably develop at 3-4 dwel l ing units per acre, o f f ice 
development could be considered as in accord 
wi th the Comprehensive Plan under certain condi
t ions. The of f ice development would need to be 
high quality, low-rise, townhouse-style o f f ice 
development s imi lar  to that developed  a t the inter
sect ion of Fleet Drive and Franconia Road. The 
development should be or iented away from nearby 
residential areas and have a buffer of at least SO 
feet (composed of heavily landscaped, open space 
which may include a wal l )  on its northern and 
eastern sides to minimize adverse impacts. The in
ternal c i rculat ion scheme should be coordinated 
wi th that of Franconia Center, preferably of fer ing 
that center access to the signalized intersection 
of Beulah Street and Franconia Road. 

D. The whole parcel wh ich lies just east of the 
RF&P Railroad on the north side of Franconia 
Road (parcel 42) is shown on the Plan map for 2-3 
dwell ing uni ts per acre, wh ich is a reasonable use 
of the property. The County, however, wil l consider 

.a townhouse development in the 3-4 dwel l ing units 
per acre density on that port ion of the property 
cont iguous to St. Lawrence Cathol ic Church, the 
RF&P Railroad, and Franconia Road only. 

E. Remaining vacant parcels should be inf i l led 
at current density. 

Van Bemtt-9§ Interchange Area 
A. Condit ional upon the provision by devel¬

opers of; a l l t r a n s p o r t a t i o n i m p r o v e m e n t s 
' necessary;to accommodate sat isfactor i ly the pro
jected increment of t ra f f ic that wi l l result f rom pro
posed development, the area west of South Van 
Dom Street between the RF&P Railroad and I-95 
shall develop in o f f i ce and/or l ight industr ial uses. 
The proposed development should be consistent 
with the primary object ives and the development 
guidelines for the Van Dorn Metro Stat ion area, as 
set forth in the Fairfax County Metro Station 
Areas Study • Phase 1. Access shall be coor
dinated wi th the Intersect ion of Vine Street and 
Van Dorn Street. Site p lanning and layout shal l be 
sensit ive to environmental concerns such as the 
presence of marine clay deposits and steep 
slopes on the s i te and the potent ial adverse noise 
impacts from 1-95 and the RF&P Railroad. 

B. The area located west of South Van Dorn 
Street, which is bounded by the l-95/South Van 
Dorn Street interchange on the south and west 
and by 1-95 on the north, is planned for motel 
development on the condi t ion that development is 
coordinated, wi th only one point of access for the 
entire area. In the event that these condi t ions are 
not met, a motel on parcels 2, 3, and 4, and com
plementary o f f ice development in the remainder of 
the area, wi th unif ied access, is planned. 

Public Faci l i t ies 
Par ts , Recreation and Open Space 
A. One or more communi ty parks are recom

mended to serve present and projected sector 
populat ion. These parks should be acquired at the 
t ime of development of vacant land. Trails should 
be developed in conjunct ion with the parks to link 
them to residential areas. 

Transportat ion 
A. Addit ional t ransportat ion recommendations 

for this sector are included in the Transportation 
section of the Plan. 
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Land Use 
The Van Dorn Street Metro Stat ion Area is the 

iargeiy vacant northwestern port ion of the sector 
above the exist ing subdiv is ions. The shaded por
t ion on the sector map covers the area. The area 
contains roughly 110 acres of development 
opportuni t ies. 

The remaining port ion of the sector is substan
tially developed in s ingle-fami ly detached uses 
with some townhouses along Franconia Road. 
Some local-serving commerc ia l development also 
occurs in the stable area along Franconia Road. 
The parcels remaining undeveloped are along 
South Van Dorn Street, behind the commercial 
development and a long Franconia Road. 

Transportation 
Van Dorn Street Metro Station Area 
Exist ing t ranspor ta t ion fac i l i t ies tend to 

severely constrain both present use and future 
development in the northwestern port ion of the 
sector. For example: 

• The Capital Bel tway (i-95), the RF&P tracks, 
and the South Van Dorn/l-95 interchange 
physical ly separate the area from the Metro 
Stat ion site. 

• These barriers channel all vehicular and 
pedestrian t ra f f ic through the area onto 
South Van Dorn Street. 

• The present South Van Dorn Street/l-95 inter
change further congests traff ic in the vicin
ity, part icularly for northbound tr ips on South 
Van Dorn Street—the future Metro-related 
trip for Fairfax County transit users. 

• The development of intensive uses in the 
Oakwood Drive area would require a consid
erable level of improvement in the Van Dorn 
S t r e e t / C a p i t a l B e l t w a y / R F & P area of 
convergence. 

Entire Sector 
The Capital Beltway, South Van Dorn Street, 

Franconia Road, and, to a lesser extent, Clermont 
Drive receive heavy peak-hour use. VDH&T has no 
plans for improving any roadways within th is sec
tor, South Van Dorn Street may be adequate 
through the advent of the Van Dorn Street Metro 
Stat ion, depending on the development of 
currently-zoned of f ice propert ies. Franconia Road 
from Van Dorn Street  to Rose Hill Drive is heavily 
congested during peak-hour t raf f ic . 

Commuters presently use Clermont Drive and 
the Clermont Drive underpass to gain access to 
employment centers in Alexandria. Through-

traf f ic on a local street of Clermont's character 
has an adverse impact on the exist ing stable 
residential neighborhoods. The design of the Cler
mont underpass increases the congest ion and 
danger associated with excess traff ic. 

Bus service operates along the Franconia Road 
corr idor six days a week, and on South Van Dorn 
Street during peak hours. 

Public Facilities 

Schools 
The Bush Hil l and Clermont Elementary and 

Twain Intermediate Schools are located wi th in the 
sector. 

Parks, Recreation and Open Space 
The Bush Hil l and Mark Twain Parks are lo

cated wi th in the sector. 

Shopping 
Communi ty shopping faci l i t ies are located 

wi th in the Rose Hill Shopping Center just to the 
south of Sector RH2. Citizens in the area have in
dicated, however, that these faci l i t ies are not ade
quate to meet communi ty needs. 

Regional shopping faci l i t ies are provided by 
Springfield Mal l . 

Housing 
Housing in the sector is predominantly low-

density, single-family detached residences. A 
small townhouse development is located along 
Franconia Road across f rom Edison High School. 
All of the housing in this sector is in good physical 
condi t ion. 

Environmental Concerns in Van Dorn Street Area 
The area is located in the Cameron Run water

shed and, specif ical ly, contains the lateral 
streams of Backl ick Run. The stream valleys of 
these lateral streams affect the entire area and, 
addit ional ly, contain steep slopes. Because of its 
locat ion in the Coastal Plain geologic province, 
the area is in a zone of slippage-prone swell ing 
clays (the eastern segment contains the most ex
tensive deposits) and sensit ive aquifer recharge 
(the western sect ion is in the cri t ical zone). These 
same factors also indicate poor soils for septic 
tank usage. 

Since no major environmental amenit ies, such 
as a stream or large wooded area, are found in this 
area, no env i ronmenta l qual i ty corr idor is 
currently envisioned. 

RECOMMENDATIONS 

Van Dorn Street Metro Station Area 
A. The Vine Street industr ial area should be 

cont inued in industrial uses, in the I-4 category. 
However, the type of industr ial uses planned 
should be changed to reflect those uses which 
jus t i fy the extremely good access to rapid transit 
tha t wi l l be available. Light manufactur ing, 
research, or assembly-type act iv i t ies, rather than 
heavy equipment operat ions, would support Metro 
rather than conf l ict w i th it. 

B. Of f ice uses on the south s ide of Oakwood 
Road should take place in the C-2 category, re
f lect ing the congest ion and poor sight distance 
which ex is ts at the intersect ion of Oakwood and 
South Van Dorn. The propert ies along Oakwood 
Road are recommended for consol idat ion before 
development wherever possible, in part because 
of the wooded nature of the area and the steep
ness of the terrain. 

C. Use of that part of the Van Dorn Street area 
southeast of parcels now front ing on Oakwood 
Road, north of exist ing residential uses oriented 
toward Franconia Road, is not recommended for 
Metro-oriented development. Instead, such devel
opment should provide for residential uses of a 
low-density, planned unit nature (PDH-3 to 5) with 
emphasis on single-family units and a park adja
cent to the Brookland communi ty , wi th higher den
si ty units kept to the northern edge of the parcel, 
adjacent  to the Oakwood Road of f ice uses. The 
residential project should have access to both 
Oakwood Road and Bush Hil l Drive, but wi th a 
road pattern that prohibi ts through-traf f ic through 
the Brookland-Bush Hil l communi ty . All access to 
high-intensity use in the area would be along 
Oakwood Road to Van Dorn Street. 

D. A communi ty park should be acquired to 
buffer development in th is area f rom exist ing resi
dences and to fi l l the park needs of new residen
t ia l areas developed in that port ion of the area. 

Franconia Road Corridor 
In an ef for t to consol idate commercia l activity 

areas and buffer stable residential areas from in
compat ib le land uses: 

A. Commercial development in the sector 
should be l imited to the local-serving commercial 
activi ty area between Brookland Road and Old 
Roll ing Road. Development in th is area should in
clude a low-rise of f ice use. A medical of f ice has 
been c i ted as the communi ty 's chief need among 
of f ice uses. 

Parcel 68 in the northeast corner of the in
tersect ion of Brookland Road and Franconia Road 
wi l l be d i f f icu l t to develop compat ib ly wi th the 
single-family homes across Brookland Road. 
Either low-rise or townhouse of f ice use of that 
parcel w i th special at tent ion to good landscaping 
would be necessary to ensure compat ib i l i ty with 
the houses across the street. The sanitary sewer 
easement on the northern port ion of the parcel 
makes that part sui table only for parking. 

B. Medium-densi ty development is recom
mended as a t ransi t ion zone for the vacant land 
north of the commercia l development, wi th heavy 
buffer ing along its edge wi th stable single-family 
residences to the north. 

C. The vacant parcels north of Franconia Road 
should develop in residential uses at a density of 
4-5 dwel l ing units per acre. Should the remaining 
parcels redevelop, residential uses should be 
maintained there, again at a densi ty of 4-5.dwell
ing units per acre. 

D. Development of the parcels along the east 
side of South Van Dorn Street should be allowed 
above the low end of the density range only if a 
number of condit ions are met in addit ion to those 
normally required to just i fy development above 
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the low end of the range. Those condit ions are as 
fol lows: 

1. Development should take place in a con
solidated or coordinated manner on enough 
parcels to ensure a qual i ty townhouse develop
ment wi th adequate amenit ies which is satis
factori ly buffered from adjoining detached 
single-family residential areas. 

2. The project area proposed should const i 
tute a logical development entity which can 
easily be integrated w i th future development 
projects. 

3. Development shou ld provide i ts fair share 
of what could become an adequate internal cir
culat ion system wh ich could have an access 
point on Franconia Street opposite the en
trance to Edison H igh School, if that access 
point  is feasible, and wh ich would have major 
access to South Van Dorn Street only at con
trol led points opposi te those planned for the 
McGuin tract area across Van Dorn Street. 

The northern access to Van Dorn Street 
shown on the Area IV Plan map shouid be pro
vided only If it does not conf l ict wi th or 
preclude improvements to the Van Dorn 
Street/l-95 interchange. 
£. The exist ing character of the single-family 

neighborhoods in the sector should be strength¬
ened by permitt ing the remaining vacant tracts to 
develop as single-family in f i l l . 

F Residential uses at 5-3 dwel l ing units per 
acre are planned for parcels 81-4 {{Si) 61,82 and 63, 
at Franconia and Old Roll ing Roads. 

Public Facult ies 
Parks, Recreation and Open Space 
A. The development  of Mark Twain Park should 

be completed according  to i ts master p lan. 
B. The County should acquire vacant parcels 

north of Clermont Elementary School! for park 
and/or school-related uses. 

C. Develop Bush Hil l Park. 
D. The County should a lso acquire and develop 

a site for a park near t he east side of South Van 
Dorn Street. The respective development patterns 
of the park and surrounding residential areas 
should provide for trai ls connect ion to Brookland-
Bush Hil l Park and neighborhood schools. 

Transportat ion 
A. The t ranspor tat ions! recommendations for 

this sector are included in the Transportat ion sec
tion of the Plan. 
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RH3 BURGUNDY COMMUNITY 
PLANNING SECTOR 

Land Use 
There is s igni f icant vacant and underuti l ized 

acreage in the north central and eastern port ions 
of the sector. 

Because sl ippage-prone soi ls are known to be 
extensive in th is sector, any development of these 
vacant areas must be responsive to the engineer
ing constraints imposed by these soi ls and by 
other environmental l imi ta t ions. 

Developed land in the sector is largely in single-
fami ly residential uses, a l though there is some 
townhouse development, and some commercia l 
development along Telegraph Road. The commer
cial development is a lmost ent irely composed of 
automobi le-or iented uses. 

Transportation 
A high volume of nonlocal t ra f f ic occurs along 

the Capital Beltway, Franconia Road, and Tele
graph Road during peak hours. 

Cit izens have ident i f ied the intersect ions of 
Telegraph Road/Hunt ingtoh Avenue and Tele
graph Road/North Kings Highway as s ign i f icant 
problem areas because of the convergence there 
of several roads and an exit ramp from 1-95. 

Bus service in the sector operates six days a 
week along Franconia Road, Norton Road, Elm-
wood Drive, and Telegraph Road. 

Public Facilities 
Schools 
Cameron Elementary School and a vacant high 

ichool s i te are located w i th in the sector. 

Parks, Recreation and Open Space 
Burgundy Park is located w i th in the sector. 
Addi t ional parkland wi l l be needed to ade

quately serve the future popula t ion. 

Other Public Facilities 
The sector contains the Burgundy Communi ty 

Center. 

Shopping 
Commun i t y - l eve l s h o p p i n g f a c i l i t i e s are 

located in Rose Hill Shopping Center in Sector 
RH4, and along Telegraph Road. 

Regional commercial fac i l i t ies are avai lable at 
Springfield Mal l . 

Housing 
Residential development in the sector is pri

mari ly in single-family detached uni ts, a l though 
there are some townhouse units. Wi th the excep
tion of some uni ts along Sable Drive, the residen
t ia l development is in good structural condi t ion. 

Burgundy Conservation Area 
A neighborhood improvement program and 

conservation plan has been adopted for the 
Burgundy communi ty by the Board of Supervisors. 

RECOMMENDATIONS 

Land Use 
A. The vacant or underuti l ized parcels adja

cent  to the north side of Franconia Road between 
the Norton Square subdivision on the west and the 
Cameron Methodist Church and the Heri tage Hi l ls 
townhouse communi ty on the east are planned for 
residential development at 2-3 dwel l ing units per 
acre. An opt ion for residential development at 5-8 
dwel l ing units per acre may be considered, w i th 
the specif ic density based on the extent to wh ich 
development: 

1. ensures substant ial tract consol idat ion; 
2. provides for necessary highway widening 

between the western property l ine and the 
Cameron Methodist Church in accord wi th the 
County t ransportat ion plan; 

3. provides l imited vehicle access to Fran
conia Road; 

4. provides a substant ial landscaped open 
space buffer along Franconia Road; 

5. shows sensit ivity to the environmental 
constraints of the property; and 

6. provides substant ia l , landscaped open-
space buffers next to exist ing or planned, de
tached single-family residential subdiv is ions. 
B. To provide for development wi th max imum 

responsiveness to the environmental characteris
t ics of this area, the vacant and underut i l ized 
parcels in the north central port ion of the sector 
should be developed as a planned unit w i th 
residential uses at 2-3 dwel l ing uni ts per acre. 

C. Addit ional commercial development in the 
sector should be l imited to serving neighborhood 
needs by inf i l l ing or improving, but not extending, 
the commercial ly used and zoned areas along 
Telegraph Road. 

D. The most desirable development, f rom the 
standpoint of communi ty compat ib i l i ty , of parcels 
82-2 ((1)) 29A and 30A would be at 3-4 dwel l ing 
units per acre. The development would need to be 
adequately clustered and buffered f rom Burgundy 
Vil lage. 

If a private recreation use is made of the 
parcels, especial ly if that use requires commercial 
zoning, the use should take place subject to ade
quate safeguards. The County should be assured 
that: 

1. commercia l t ra f f ic would not use residen
t ial streets; 

2. the development would be suf f ic ient ly at
tractive to be compat ib le w i th Burgundy 
Vil lage; 

3. the development would be buffered f rom 
the subdiv is ion; 

4. there would be no nuisance associated 
wi th the use; and 

5. there would not be leftover land, the de
velopment of which would be compl icated by 
the private recreation use. 

If commercia l zoning is required to al low the 
use, the commercia l zone should be the type 
which gives the County ful l development plan 
control . 

E. The si te of the communi ty swimming pool 
on parcel 9 could reasonably be redeveloped in an 
of f ice use. Access should not interfere with t raf f ic 
movement at the intersect ion of East Drive and 
Burgundy Road. In considerat ion of the parcel's 
locat ion across the street from single-family 
residences, any bui ld ing on this property should . 
be as well screened, as attract ive, and contain no 
more f loors than the adjoining C&P bui ld ing. 

F. A neighborhood improvement program and 
conservat ion plan has been adopted for the Bur
gundy communi ty by the Board of Supervisors. 
The basic goal of th is document is the conserva
t ion and development of a viable and sound resi
dential communi ty in the Burgundy neighborhood. 
The neighborhood improvement program l ists a 
series of publ ic improvement projects that wil l be 
necessary to improve living condit ions in Bur
gundy. A number of these projects wil l be funded 
by the communi ty development block grant pro
gram. The conservat ion plan provides the legal 
mechanisms for carrying out the proposed im
provement act iv i t ies, and it sets standards for 
future development and rehabi l i tat ion in the com
munity. The types and intensit ies of all land uses 
wi th in the Conservation Area are recommended to 
conform to those specif ied in the of f ic ia l zoning 
map of Fairfax County, in force at the t ime of 
adopt ion. 

G. Remaining vacant parcels are recom
mended for infi l l development at exist ing density. 

H. inf i l l densit ies of 5-8 dwell ing units per acre 
would be appropriate for the southeast corner of 
the sector, northeast of the Cameron Methodist 
Church, if the site proves to be developable. 

Public Faci l i t ies 
Parks, Recreation and Open Space 
A. Addi t ional communi ty parkland should be 

provided in the sector. Potential sites would in
clude the Gladden tract , possibly on the south
eastern edge, or a port ion of the vacant Clermont 
high school site. 

B. Develop parkland dedicated in hill property 
between Pike Branch and Sommervil le Hil l . 

C. Complete development of Burgandy Park. 

D. Acquire parkland along the Cameron Run 
stream valley in accordance with the Fairfax 
County Stream Valley Policy. 

Transportat ion 
A. The t ransportat ion recommendations for 

this sector are included in the Transportat ion sec : 

t ion of the Plan. 

407 

Fairfax County Comprehensive Plan, 1984 Edition - Area IV



RH4 l e h , g h c o m m u n , t y 

PLANNING SECTOR 

Land Use 
The central port ion of the sector is f i l led by the 

Lehigh Area, which is a large sparsely-used tract 
extending from sl ightly south of Franconia Road 
to the Newington area, between Beulah Street and 
Telegraph Road. The shaded port ion of the sector 
map designates the area. 

Much of the Lehigh t ract l ies wi th in a natural 
resource reclamation area. This s i te was used for 
many years for gravel pit operations. Part of the 
area has been reclaimed  t o some extent, by grass 
seeding. The area has a unique rote in Area 
IV—because It is largely vacant rather than 
because of any present use conf l ic ts . 

Development around the fringe of the Lehigh 
area is mostly single-family residential, wi th some 
townhouses along Beulah Street, and some 
garden apartments along Franconia Road and 
Rose Hil l Drive. Commercial activity is located 
along Beulah Street, Telegraph Road, Franconia 
Road and Rose Hill Drive, including the Rose Hill 
Shopping Center. Land has been zoned for a shop
ping center in the north quadrant of the Hayfield 
Road/Telegraph Road intersect ion. 

Transportat ion 
Franconia Road, Telegraph Road, Beulah 

Street. Rose Hil l Drive, and Hayfield Road are the 
major roadways of this sector. Bus service is pro
vided six days a week to and from Hayfield via 
Franconia Road. Rose Hil l Drive, and Telegraph 
Road. The major t ransportat ion issues in the sec
tor include: access across the sector, continu
ously heavy traff ic levels on Franconia Road, and 
pedestrian access across a highly used arterial 
faci l i ty (Telegraph Road) which bisects the 
Hayfield School area. 

Environment 
Topography 
Generally, the sector slopes downhi l l from west 

to east, toward Dogue Creek. The ridge line 
del ineating the divide between the Accotink Creek 
and Dogue Creek drainagesheds runs either along 
Beulah Street or between Beulah Street and the 
VEPCO easements. Only the part of the area near 
Fleet Drive, in the north, and the southwest t ip of 
the area slope downhil l  to the west. The main 
channel and lateral streams of Piney Run flow 
toward Dogue Creek in the southeastern port ion 
of the area. 

Because substant ial mining for gravel has 
taken place for some t ime, there are large f lat 
places over much of the sector. These flat areas 
are separated by the steep slopes generally asso
ciated wi th stream valleys, especially near Oogue 
Creek's upper tr ibutaries. The stream valleys may 
also be identif ied by the presence of tree cover. 
The only large exception to this is the Dogue 
Creek f loodplain in the northern part of the site. 
The f loodplain area is flat and has a considerable 
number of trees. 

The stream influence zone of Dogue Creek runs 
through the northern portion of the sector and 
forms the basis for the Dogue Creek Environ
mental Quality Corridor. Other environmental 
amenit ies are included in this open space system: 

The shaded area represents the 
Lehigh Area discussed below. 

an o ld gravel pit ident i f ied by oit izens.'two historic 
sites (Ashland and Belvale), and a large wooded 
area valuable a i~ l~wFoTTfeTnff i !TaTr~—'—' 

Because of its locat ion in the Coastal Plain 
geologic province, this area is in a zone of exten
sive sl ippage-prone swel l ing clays and sensit ive 
aquifer recharge. These same factors also in
dicate poor soi ls for septic tanks. — 

Drainage 
The storm drainage that f lows southeastward 

to Dogue Creek generally outfal ls info open land, 
and increased runof fs because of addi t ional 
development should not cause any immediate 
f looding problems. However, storm water pipes 
under Telegraph Road are inadequate and may 
have to be replaced in order that ponding water 
wil l not f lood adjacent properties or overflow 
Telegraph Road. The exist ing outfal ls through 
Hayfield Farms subdivision were designed to han
dle runoff f rom the Lehigh property if it were 
developed at R-3 density. Lehigh densit ies greater 
than 2-1/2 units per acre, or development at an 
equivalent level of parcel coverage, may cause 
some overflow in Hayfield as wel l . 

The runoff that f lows westward, across Beulah 
Street, must f low through developed areas and in
adequate pipes under Beulah Street. Some of the 
developed areas are qui te flat and a substant ia l in
crease in storm water runoff could cause f looding 
and an inordinate amount of damage. Some areas 
also have swales which run close to dwel l ings: 
damage could occur here also. The most cri t ical 
areas are located on Beulah Street, between 
Walhaven Drive and Fleet Drive, ana on Cinder 
Bed Road, just south of the Lehigh site. 

Vegetat ion 
The majori ty of the sector is composed of open 

land-stripping areas and agricultural range land. 
Forested areas are found in the f loodplains. along 
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the roads and at random locat ions. Areas of this 
type within the Lehigh tract are current ly being de
nuded of trees whi le s t r ipp ing of the land for 
gravel proceeds. Typical trees on the s i te are 
mixed hardwoods and evergreens indigenous to 
poor soi ls. Trees of th is nature would be Virginia 
pine, red oak, red maple, ye l low poplar, and 
eastern red cedar. 

Soils 
One of the biggest issues in the area concerns 

how effect ively development in the area can deal 
wi th a surface of ten composed of marine clays 
and gravel p i ts that have been f i l led . The key fac
tor in safe reuse of f i l led areas concerns the 
uniformity of mater ia l used and the degree of com
pact ion of the mater ia l . These fac tors wil l govern 
the load-bearing capabi l i t ies of these areas. 
Marine clays have a shrink-swel l character ist ic in 
relation to f luc tuat ions in water content. These 
f luctuat ions can result in impac t ion and damage 
to foundat ions, foot ings and underground piping. 

Because the f i l led areas and areas of marine 
clay wil l require special design and construct ion 
techniques, development in these areas wil l be 
costl ier than in other, less t roublesome areas. 
Thus, the locat ion of the f i l led areas and the ex
tent of the mar ine clays wi l l  be one determinant of 
the locat ions and density of development. 

Public Facilities 
Schools 
The Franconia Elementary, Hayfield Inter

mediate and Edison and Hayf ie ld High Schools 
are located w i th in the sector. 

The School Board owns an elementary school 

si te wi th in the sector. 

Parks, Recreation and Open Space 
The Beulah and Tara V i l lage Parks and the 

Greendale Golf Course are loca ted wi th in the sec- • 
tor. A park maintenance fac i l i ty ,  to serve the area, 
is located at Greendale Golf Course. 

Shopping 
Communi ty retail fac i l i t ies are provided by the 

Rose Hill Shopping Center at t he northeast corner 
of the sector, and by the Franconia Shopping 
Center to the west. Addi t ional communi ty shop
ping faci l i t ies, pr incipal ly a major chain grocery 
store, are desired by the sector and area resi
dents. Regional shopping fac i l i t i es to the west are 
provided at Spr ingf ie ld Mal l . 

Housing 
With the except ion of garden apartments in the 

northern port ion of the sector along Franconia 
Road and Rose Hill drive, the housing in Sector 
RH4 is detached and at tached single-family resi
dent ia l . Generally, the hous ing throughout the 
sector is in good structural cond i t ion . 

Within the New Franconia resident ial commu
nity, 425 uni ts have been prof fered to the County 
for use as below-market hous ing . In addi t ion, 100 
units in the proposed Franconia Vil lage develop
ment near the intersect ion of Beulah Street and 
Hayfield Road have been prof fered to the County 
for use as below-market hous ing for the elderly. 

Lehigh Area Considerations 
The complexi t ies of the s i te deal primari ly wi th 

physical l imi tat ions. First, the s i te is the former 
location of a gravel ext ract ion operat ion. There 
are numerous worked-out gravel pits on the site, 
and much of the land not former ly used for gravel 
operations is marine clay soi ls wi th unstable 
character ist ics. Second, much of the other land is 
in steep slopes (which the County defines as 15 
percent or greater) and is considered unsuitable 
for bui lding. Third, extending the length of the 
Lehigh tract, f rom northeast  t o southwest , there is 
a VEPCO easement of overhead wires. Each of 
these represents a d i f f icu l t as well as highly visi

ble l imi tat ion on the development of the si te. 
Surrounding development is mixed. At its north 

end the Lehigh t ract comes a lmost to the edge of 
the Edison High School . Wi th the extension of Van 
Dorn Street to the Lehigh tract f rom Franconia 
Road west of the High School property, major ac
cess to the north could be provided for Lehigh. The 
site has potent ial ly very good access to transpor
tat ion corridors pf both rail and highway; a 
number of major road needs wh ich have been dis
cussed in the County for a number of years, if pro
vided, would cross the Lehigh t ract  to provide ex
cellent road l inks. These include the Springf ield 
Bypass, the South Van Dorn Street extension, and 
other road proposals which the Area IV Plan 
recommends if such a road network is provided, 
the Van Dorn Street l ink wi l l provide excellent ac
cess to the Van Dorn Street Metro Stat ion (less 
than two miles distant) whi le the Springf ield 
Bypass would provide access to the Springf ield 
Regional Center and Metro stat ion l i t t le more than 
a mile away. 

RECOMMENDATIONS 

Lehigh Area Policies 
Portions of the Lehigh area are located wi th in 

Sectors RH7 and S6. The general pol ic ies given 
below also apply to the port ions in those sectors. 

A. The large acreage represented by the 
Lehigh area, together w i th the single ownership of 
much of it, represents an excel lent development 
opportuni ty to create a planned development 
center. 

The centers are intended to be focal points 
of future growth and usual ly would conta in a mix 
of housing types, appropriately scaled commer
cial and employment opportuni t ies, and compre
hensive open space systems. Impact evaluat ion 
assessments of development and design review 
standards would be appl ied. 

B. Using f loodplains and stream valleys as 
basic elements, environmental qual i ty corr idors 
would establ ish a systemat ic means of protect ing 
the natural and scenic legacy of th is area for pres
ent and future residents, whi le also providing in 
some instances alternative t ransportat ion cor
ridors through the area for hikers and b icyc l is ts . 

The discussion of stream valleys af fect ing 
the Lehigh area, given earlier in th is sect ion, 
points out that the Dogue Creek EQC would origi
nate in Lehigh. 

t All the Lehigh area under one ownership or 
control should be planned by the developer and 
considered by the County as part of a s ingle plan
ning project. 

D. The tract should be developed as a primari ly 
residential planned development center, as cur
rently proposed, wi th an overall density of 3-4 
dwell ing units per acre. 

E. All edges of the Lehigh planned develop
ment center should be buffered from adjoining 
low-density uses outs ide the project area. It is 
recommended that the project i tself provide 
detached single-family units adjacent to exist ing 
single-family uni ts. 

F. The location and sizes of parks and schools 
within the site should be determined wi th the 
assistance and recommendat ions of the planning 
staf fs of the Fairfax County Park Author i ty, 
School Board, and Of f ice of Comprehensive 
Planning. 

Lehigh Area Portion in this Sector 
A. Development of the Lehigh project is ap

proved for a residential density of PDH 3.5, wi th 
appropriate nonresidential uses, 

B. Any high-rise structures proposed wi th in 
the project should be located prominent ly wi th in 
the project area, but s i tes selected for such struc
tures should reflect their visibi l i ty f rom as well as 
their views toward surrounding areas of most ly 
low-rise structures. High-rise structures in the 

Lehigh project are l imi ted to a max imum of 12 
stor ies and an average of 10 stor ies. Such struc
tures can go a long way toward min imiz ing the 
problems of the si te 's land base. No such struc
tures should be located wi th in 1,000 feet of the 
outer edges of the planned development 's unif ied 
and assembled site. 

C. Commercial development wi th in the area 
should be kept to a scale and type relative to the 
planned development 's populat ion and the popu
lation and available commercia l faci l i t ies of the 
immediate environs. 

D. The sector generates very l i t t le school en
rol lment  at th is t ime. The developers of the pro
posed Lehigh project have included in thei r tenta
tive proposal a site for an addi t ional elementary 
school if I ts need is determined by the School 
Board to result f rom the developers' plans. 
Development of the Lehigh t rac t should be coor
dinated w i th the provision of th is service. 

E. In the area between the proposed Lehigh de
velopment and Telegraph Road, through wh ich the 
proposed Lockheed Boulevard extension is to 
pass, residential development at 3-4 dwel l ing 
units per acre is planned; however, a densi ty up to 
5 dwell ing uni ts per acre would be appropriate if 
the fo l lowing condi t ions were met, wh ich would 
more than offset the increased number of units. 

1. Such density, in addi t ion to providing 
' adequate c i rculat ion for local t raf f ic , a lso sub

stant ia l ly faci l i tated the provision of major 
t ransportat ion faci l i t ies planned for the area. 

2. Development plans for an average of 5 
dwel l ing units per acre for any land proposed 
for coordinated development showed a well-
designed development no more intensive than 
in a townhouse mode which : 

• w a s c o m p a t i b l e w i t h t he p l a n n e d 
character of the area and wi th the densi ty 
of development planned or ex is t ing on 
neighboring t racts; 

• contr ibuted towards the reasonably coor
dinated development of th is area; and 

• would not s igni f icant ly increase whatever 
downstream drainage problems would 
result f rom development at 4 dwel l ing 
uni ts acre. 

Franconia Road Corridor 
A. Of f ice uses should be developed on the va

cant t ract west of the Rose Hil l Shopping Center, 
w i th heavy buffer ing along i ts western edge. Addi
t ional communi ty shopping fac i l i t ies can be pro
vided by inf i l l of exist ing shopping areas; no addi
t ional commercia l f rontage along Franconia Road 
is recommended. 

B. Parcel 81-4-((12)) 1 in the southeastern 
quadrant of the intersect ion of Franconia Road 
and Gum Street is planned for t ransi t ional low-rise 
of f ice use wi th a substant ia l landscaped, open-
space buf fer provided adjacent to the exist ing 
residential communi ty to the south. 

C. Residential uses should be maintained on 
the parcels east of Thomas Edison High School 
w i th development at 8-12 dwel l ing uni ts per acre. 

D. The vacant sl ippage-prone parcels wi th in 
the subdivision west of Rose Hil l Drive should be 
maintained as permanent open space. 

E. The vacant tract between Edison Drive and 
Gum Street should be developed in i ts exist ing 
zoning, unless C-3 zoning would not result in a 
bui lding more than 40 feet in height. In that case, 
the more intensive of f ice zone could be appro
priate for the property. 

F. Lots fronting on the south side of Franconia 
Road between Beulah Street and the Reality 
Gospel Church are planned for the 2-3 dwel l ing 
units per acre density range to their rear lot l ines. 

G. The area front ing on the south s ide of Fran
conia Road between South Van Dorn Street and 
the Reality Gospel Church and extending south to 
include parcels 2B, 3 and 8 is recommended for 3-4 
dwell ing units per acre. An opt ion for residential 
development at 5-8 dwel l ing uni ts per acre may be 
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considered only if the fo l lowing condit ions are 
met. Development must be substant ial ly consoli
dated to: 

1. provide an ef fect ive transi t ion including a 
substant ial buffer along its southern boundary 
adjacent to an ex is t ing, low-density residential 
community; 

2. provide for the real ignment of Van Dorn 
Street south of Franconia Road to permit an 
adequate setback f rom both highways; 

3. provide for internal access between 
parcels; 

<t. al low only a l imi ted number of consoli
dated access po in ts placed far enough from 
the intersect ion of Van Dom Street and Fran
conia Road so as not to interfere w i th traff ic 
f low (This may require widening Vil la Street at 
i ts intersect ion wi th Franconia Road and using 
that intersect ion as the major access point.); 
and 

5. provide highway improvements to al low 
the si te 's access points and adjacent highways 
to operate at an acceptable level of service as 
prescribed by the Virginia Department of High
ways and Transportat ion and the County. 

Substant ial parcel consol idat ion wi l l be re
quired in order to reach 8 dwel l ing units per acre. 

Beulah Street Corridor 
A. The parcels north and south of Hayfield 

Road, east of Beulah Street, wi l l achieve a 
strategic locat ion w i th the construct ion of the 
Springf ield Bypass. Coordinated or consol idated 
development of those parcels to al low a shopping 
center in th is locat ion and a smal l townhouse 
development which focused on the shopping 
center would be a desirable use of the parcels 
once the Bypass is constructed or such construc
t ion is imminent. 

In order for such development  to be desir
able, a number of condi t ions would have to be 
met, as fo l lows: 

t . the development would need to have a 
proper or ientat ion in regard to, and provide for, 
the adopted bypass al ignment on the property, 

2. the shopping center, any other intensive 
uses and townhouses, would heed to be set 
back from Beulah Street wi th suf f ic ient transi
t ion and buffer next  to that street so as te sup
port the Area IV Plan recommendation for 
str ict ly residential use, somet imes at a low-
density, across Beulah Street: 

3. Beulah Road Park and the adjacent three-
house residential enclave should be ade
quately screened f rom other than detached 
home use on th is property so as not to lose 
value as a park and stable residential area; 

4. the type, intensity and s i t ing of any devel
opment next  to the Vepco l ine should appro
pr ia te ly recogn ize tha t the use is an 
undesirable neighbor; 

5. the amount of commercia l floor area ap
proved should not be out of l ine wi th the 
County's plans for shopping centers in the gen
eral area nor interfere w i th the transportat ion 
role of the Springf ield Bypass. 

In order  to just i fy a densi ty above the low 
end of the range, townhouse development would 
need to sat isfy the appropriate condi t ions l isted 
above  in addi t ion to the cr i ter ia normally required. 

B. The area located east of Beulah Street and 
north of Hayf ield Road, known as the Beard prop
erty, is planned for 3-4 dwel l ing uni ts per acre. An 
opt ion for planned development housing In the 6-8 
dwel l ing units per acre range may be considered, 
wi th the specif ic density based on the extent to 
which development: 

1. is coordinated wi th t h a t ' o f adjacent 
planned commercial and residential properties; 

2. shows sensit ivity to the environmental 
and soil constraints on the property; 

3. provides necessary road improvements 
involving Hayf ield Road and Beulah Street, in
cluding the relocat ing and reconstruct ion of 
Hayfield Road to four lanes at its intersect ion 
wi th the Beulah Street/Springfield Bypass spur 
(dedication east of Beuiah Street shall be four 
lanes); 

4. provides dedicat ion and construct ion of a 
planned spur from Hayfield Road north to the 
Lehigh property to insure access to the 
Lockheed-Van Dorn Connector; 

5. provides internal access to the planned 
commercial at the intersect ion of Hayfield 
Road and Beulah Street; 

6. provides pedestrian access for parcels 
south of Hayf ield Road  t o the planned commer
cial use; 

7. uti l izes t ransportat ion strategies such as 
van service to min imize local-serving trip 
generation; 

8. incorporates previous open space com
mitments for the property; [ 

9. insures provision of housing and services 
for the elderly; 

10. incorporates recreat ional fac i l i ty re
quirements in the adlacent Beulah Park; and 

11. provides a substant ia l buffer along the 
periphery of the site next to areas planned for 
lower residential densit ies. 
C. The area on the east side of Beulah Street 

beginning at the southern boundary of the 
Glynalta Park subdivision and extending south to 
include the lots on the south side of Gayfields 
Road could desirably be developed in the 3-4 
dwell ing units per acre density range under cer
tain condit ions. The area would need to be con
sol idated and/or replatted so as  to al low a modern 
subdivision to develop around those homes to be 
preserved. The subdiv is ion would need to be ac
cessed by paved roads and served by a storm 
drainage system. To the extent feasible, theiprob-
lem of double frontage should be el iminated. 
Along the northern boundary of the tract, there 
should be an adequate t ransi t ion to the larger lots 
of the Glynalta Park subdivision. 

Telegraph Rosa Corridor 
A. The commercial ly-zoned port ion of the va

cant parcel north of Hayfield Road shouid be 
developed for retail commercial uses. If the main 
corr idor of Telegraph Road is realigned as recom
mended along Old Telegraph Road, the Plan and 
appropriate zoning should be redesignated on the 
northeast side of Hayfield Road. The commer¬
cially planned and zoned port ion of the large 
parcel there should be at Hayfield Road's corner 
wi th the main corridor of Telegraph Road. 

B. Plans to develop property at the upper end 
of the planned density range between the Hayfield 
View subdivision and the Telegraph and Old Tele
graph Roads junction should incorporate substan
tial parcel consolidation so as to provide an effec
tive realignment of such junction to current design 
specifications. Such development shouid cluster 
the dwellings in a fashion that promotes quality 
site design to include effective landscape treat
ment and consolidated open space areas; Access 
to such development should be exclusively from 
Old Telegraph Road. 

C. Parcels 100-1 ((1)) 14-17 should desirably be 
developed in a consol idated or coordinated man
ner which integrates exist ing structures into the 
overall design scheme, honors steep topography, 
acknowledges that a gravel operations area ex
tended onto part of the property, buffers develop
ment from the gravel operations area to the west 
and north, and provides a housing type consistent 
wi th what is planned for the Telegraph Road Cor
ridor. Because of the small size of the area and the 
3-4 dwel l ing units per acre density adjacent on 
three sides, the Plan map shows 3-4 dwell ing units 

per acre for the property, though achieving the ob
jectives l isted above may not result in that 
density. 

D. The remainder of the vacant and underuti l
ized tracts are recommended for single-family 
residential inf i l l , wi th c luster ing where appro
priate. There should be no addit ional direct 
driveway access to either Beulah Street or 
Telegraph Road, and new intersections should be 
held to the min imum needed and well located for 
safety and trip cont inui ty. 

Public Faci l i t ies 
Public Parks, Reere&fion an6 Open Space 
A. The Park Au tho r i t y shou ld c o m p l e t e 

development of Beulah Park. 
B. The Park Author i ty should also acquire and 

develop a s i te for a park east of Edison High 
School hear Franconia Road. 

C. The Park Author i ty should acquire and 
develop addit ional land for the establ ishment of a 
driving range at Greendale Golf Course. 

Other Public Faci l i t ies 
A. In order to meet the probable demand for ad

di t ional fire and rescue services result ing f rom the 
expected growth and development of Sector RH4 
a fire stat ion should deconst ructed in the vicinity 
of Hayfield Road and Telegraph Road. 

Environment 
A. Dogue Creek Environmental Quality Cor

ridor should be protected dur ing development. The 
County should acquire parkland along the Dogue 
Creek stream valley in accordance wi th the Fair
fax County Stream Valley Policy. 

Transportat ion 
A. The transportat ion recommendat ions for 

this sector are included in the Transportat ion sec
t ion of the Plan. 
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RH5 WILTON WOODS 
COMMUNITY PLANNING SECTOR 

Land Use 
Roughly 75 percent of th is sector is developed, 

most ly in single-family resident ial units wi th a 
smal l local-serving commerc ia l center on the east
ern side of Telegraph Road north of its inter
sect ion wi th Franconia Road. Wi th minor excep
t ions, vacant acreage in the sector is s i tuated in 
the northeast corner between Franconia and Tele
graph Roads. 

Transportation 
Heavy volumes of t raf f ic use Franconia Road 

and Telegraph Road, both of which are currently 
operat ing over designed capaci ty . 

Bus service operates along Franconia Road, 
Rose Hill Drive, and Telegraph Road six days a 
week. 

Public Facilities 
Schools 
Rose Hill Elementary School is located wi th in 

the sector. 
Wi l ton Woods School , surplus to the needs of 

the school sys tem, is located on Franconia Road. 

Parks, Recreation and Open Space 
Ridgeview Park is located w i th in the sector. 

Other Public Facilities 

The sector conta ins the John Marshall Library. 

Shopping 

Rose Hi l l Shopping Center contains commu
nity retail act iv i t ies, and the sector is also served 
by addi t ional fac i l i t ies of comparable size located 
outs ide the Rose Hil l Planning Distr ict. 

Regional shopping fac i l i t ies are provided at 
Springf ield Mal l . 

Housing 
Single-family detached housing is the only 

residential use in the sector and most units are in 
good structural condi t ion. 

RECOMMENDATIONS 

Land Use 
A. Because of the poor soi l character ist ics 

there, the parcels southwest of the Franconia 
Road/Telegraph Road intersect ion shouid develop 
in low-density resident ial uses. 

B. Commercial development in the sector 
should be l imi ted  to the exist ing commercial ly-
zoned parcels on Telegraph Road. However, the 
mil lwork lumber yard use currently found at the 
H igh land Dr ive/Telegraph Road in tersect ion 
would be more appropriately located in a commer
cial category. A preferred use of the lumber yard 
s i te—retain ing the structures, if desi red—would 
be for neighborhood retail uses designed for both 
automobi le access from Telegraph Road and 
pedestrian access f rom the surrounding resi
dences in Rose Hi l l Farms and Maryview. The 
commercial center should be buffered from the 
adjacent residential and recreation uses, with the 
buffer ing used also to designate and enhance the 
pedestrian access  to the center. 

C. The sir igle-family character of the stable 
area should be mainta ined through low-density 
development of the remaining vacant parcels. 

D. Good access to Lee District Park should be 
a concern of all land use and transportat ion deci
sions taken in the sector. 

E. Bicycle lanes on Rose Hill Drive to Tele
graph Road wi l l provide safe travel for residents 
using that route  to Lee Distr ict Park. 

F. Widening of South Kings Highway to an im
proved two-lane cross sect ion and the construc
tion  o f bike paths on South Kings Highway w i l l 
al low safe passage for residents on the south side 
of the Lee Distr ict Park to enter and use park 
faci l i t ies. 

Transportat ion 
A. The t ransportat ion recommendations for 

this sector are inc luded in the Transportat ion sec
tion of the Plan. 
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RH6 MOUNT COMFORT 
COMMUNITY PLANNING SECTOR 

Lews Use 
About SS percent of the Mount Comfort Sector 

is currently developed, w i th single-family de
tached housing being the predominant use. Other 
major land uses in the sector include Mount Com
fort Cemetery and the Lee Distr ict Park. Small 
amount of vacant acreage are scattered through 
the sector. 

Transportat ion 
Telegraph Bead and South Kings Highway are 

the major roadways in th is sector. 
Bus service operates in the Telegraph Road 

and South Kings Highway corr idors six days a 
week. 

Public Faci l i t ies 

The Virginia Hi l ls School is located wi th in the 
sector and is used for the school system's Area IV 
administrat ive of f ices. 

Parks, Recreation and Open Space 
The Lee Distr ict Park provides the sector wi th 

parkland and a wide variety of outdoor recreation 
faci l i t ies. The Robert 6. Lee Recreation Center is 
located on the park site. When completed, the 
park wil l contain a wide range of active recreation 
faci l i t ies. 

Shopping 

Local-serving retail faci l i t ies are provided by 
the Rose Hill Shopping Center and by commercial 
development a long Route 1. Regional shopping is 
provided at Springf ield Mal l . 

Housing 
Residential development in the sector is en

tirely single-family detached housing. All of the 
units are in good structural condi t ion. 

RieORSRSgMBATifJMS 

Land Use 
A. Expansion of Mount Comfort Cemetery is 

approved in the Plan  as an alternat ive to residen
t ial development of the vacant land in the sector. 

B. The Mount Comfort Cemetery property on 
the north side of South Kings Highway and the 
area composed of parcels 9-13A between that 
property and the Kings Gardens Apartments is 
recommended for a residential density of 3-4 
dwel l ing units per acre.  An opt ion for residential 
development up to 10 dwel l ing units per acre may 
be considered in the event of: 

1. substant ial parcel consol idat ion; 
2. construct ion of improvements to South 

Kings Highway in accord wi th the adopted 
county transportat ion plan; 

3. l imitat ion of vehicular access to South 
Kings Highway; and 

4. the provision of a substant ia l landscaped 
open space bu f f er along South Kings Highway. 
C. The single-family character of the re

mainder of the sector should be maintained 
through low-density inf i l l development of remain
ing vacant parcels. 

Public Facil i t ies 
Parks, Recreation and Open Space 
A. The development of Lee District Park should 

be completed. 
8. A communi ty park should be acquired in the 

northeastern port ion of the sector. 
C. Widening of South Kings Highway and the 

construct ion of bike paths on South Kings High
way wil l al low safe passage for residents on the 
south side of the Lee Distr ict Park to enter and use 
park faci l i t ies. 

Transportat ion 
A. The transportation recommendations for 

this sector are included in the Transportation sec
tion of the Plan. 
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Land Use 
The dominant feature in the sector is Huntley 

Meadows Park, acquired f rom the federal govern
ment. Other uses in the sector include detached 
and a t tached single-family residential develop
ment, a smal l commercia l use, and a U.S. Coast 
Guard Stat ion. The sector conta ins the historic 
site, Hunt ley, which is protected through the use 
of a h is tor ic distr ict around the s i te. There is va
cant land  to the southeast of Hunt ley Meadows 
Park. 

Transportation 
The issue of cross-county access is highl ighted 

in th is sector because of Its locat ion between the 
Route 1 area and Telegraph Road. 

Telegraph Road and South Kings Highway are 
the major roadways in th is sector. 

South Kings Highway is current ly operating 
over i ts capaci ty dur ing the peak hours. 

Bus service operates in the South Kings High
way corr idor six days a week and there is also bus 
service to Hayfield six days a week along Tele
graph Road. 

Public Facilit ies 
Schools 
The sector contains Groveton and Hayfield Ele

mentary Schools. 

Parks, Recreation and Open Space 
The Hayf ie ld, South Kings Forest, Stoneybrook 

Wick fo rd , and Huntley Meadows Parks are lo 
cated w i th in the sector. 

Shopping 
Community- level fac i l i t ies a long the Route 1 

corr idor and at the Rose Hil l Shopping Center pro
vide shopp ing for the sector. 

Spr ingf ie ld Mall provides regional shopping 
fac i l i t ies. 

Housing 
Housing in the sector is most ly single-family 

detached uni ts w i th in subdiv is ions, al though 
there are some townhouse uni ts . Some older 
s ingle- fami ly units are found on larger parcels 
along Telegraph Road. Al l  of the housing in the 
sector is in good condi t ion. 

RECOMMENDATIONS 

Land Use 
A. The low-density character of the stable por

t ion of Sector RH7 should be mainta ined: 
1. West of Vantage subdiv is ion at 2-3 dwell

ing uni ts per acre. 
2. West of Huntley Meadows Park in the 

Sher idonna Lane area at 1-2 dwel l ing units per 
acre for the port ion above the f loodpla in. 
B. A densi ty in the 3-4 dwel l ing uni ts per acre 

range, a l though not at the very h igh end of the 
range, should be considered on those undevel
oped parcels between Vantage subdivis ion and 
Harr ison Lane north Of Huntley Meadows Park, 
provided that the added density over that al lowed 
in the 2-3 dwel l ing uni ts per acre range would be 
of fset by: 

1. more than subs tan t ia l bu f fe r ing of 
H u n t l e y , S t o n e y b r o o k e s u b d i v i s i o n , and 
Vantage subdivision, especial ly if development 
takes place south of Stoneybrooke in a town-
house zone; 

2. an increase rather than decrease in the 
neighborhood park acres to populat ion ratio of 
the general area; 

3. the l inkage of histor ical and park re
sources of the area through publ ic open space 
add i t ions and trai ls; and 

4. no s igni f icant increase in t raf f ic , in
c luding dur ing construct ion, in adjoining sub
divisions over what would be expected from 
development wi th in the 2-3 dwel l ing uni ts per 
acre densi ty range. 
C. South of Telegraph Road at 3-4 dwel l ing 

uni ts per acre. 

D. The vacant parcels south of Hayfield subdi
vision should be retained in open space uses. 

E. The Huntley property is planned for a resi
dential densi ty of 2-3 dwel l ing uni ts per acre. How
ever, in l ight of the strong state and county policy 
to preserve histor ic sites, an opt ion should be pro
vided in the Plan  to al low for a higher density 
which wou ld incorporate the benefits of the 
historic s i te . Therefore, development at approxi
mately 6 dwel l ing units per acre may be con
sidered in the event of compl iance wi th the fol low
ing condi t ions: 

1. p rov is ion for the preservat ion and 
restorat ion of Huntley and its environs, in
c luding the approaches to and the vistas 
related  to Huntley; 

2. compat ib i l i ty wi th the Huntley Historic 
Distr ict of proposed development, including 
such aspects as style and density, proximity to 
the main house and its outbui ld ings, and extent 
of screening to minimize visual distract ions; 

3. l imi ta t ion of density, s i t ing of develop
ment and provision of screening and buffer ing 
so that  no precedent would be set for develop
ment on adjoining properties in a manner in
compat ib le wi th the Huntley Historic Distr ict or 
wi th the Plan recommendations for these 
propert ies; 

4. sensi t iv i ty of development to the environ
mental constra ints of the property; 

5. provision of a substant ia l buffer suff i
cient to minimize adverse visual impacts on the 
Stoneybrooke subdivision, wi th no access 
through that subdivis ion; and 

6. provision for safe access to Harrison 
Lane. 

Public Facilit ies 
Parks, Recreation and Open Space 
A. Huntley Meadows Park should be opened to 

use by Rose Hil l and Mount Vernon residents wi th 
at least part ial development. A system of t ra i ls 
leading  to the major residential developments 
around the park should be included in the park 
development. 

B. Hayf ield Park should be developed. 
C. Huntley and its environs should be pro

tected through such means as restrictive ease
ments and/or revolving funds. 

D. Acquire parkland along the Dogue Creek 
stream valley in accordance wi th the Fairfax 
County Stream Valley Policy. 

Other Public Facilities 
A. The Hayf ield/Lehigh fire stat ion (in the 

vicinity of Telegraph Road and Hayfield Road) 
should be const ructed. 

B. The County should consider publ ic acquisi
t ion of the Army Reserve Center and U.S. Coast 
Guard property, if they are declared surplus. 

History 
Huntley Historic District 
A. The provisions of the Huntley Histor ic 

District (Appendix 1, A1-800 of the Zoning Ordi
nance) detai l restr ict ions on residential develop
ment and speci fy that commercia l and industr ial 
uses should be prohibi ted. 

B. Development of land currently-zoned R-2, 
R-5 and R-20 should be l imited to. those uses per
mitted by right under the zoning dist r ic ts in ef fect 
or to those uses recommended in the Area IV Plan. 
Further development of the Groveton Gardens 
property and the Faith Methodist Church property 
and development of parcels 92-2 ((1)) 9 and 10 and 
92-4 ((1)) 1 should be done in such a way as to re
tain as much tree cover as possible. Existing de
velopment on parcels 92-2 ((1)) 10A and 92-4 ((1)) 3 
through 8 should be maintained or these parcels 
should be redeveloped wi th single-family residen
t ial dwel l ings at the currently planned density. 
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C. If the Fairfax County Park Authority pur
chases Huntley, it is recommended that it nego
tiate easements with the owners of parcel 92-4 ((1)) 
1 and the Faith Methodist Church for the purpose 
of constructing a trail which would extend from 
the Huntley property to Huntley Meadows Park. 

0 . All improvements, including public facilities 
structures, signs, fences, street furniture, outdoor 
graphics and public and private utilities should be 
designed, located and installed to be compatible 
with the historic site in terms of mass, scale, 
height, color, type of material and visual impact. 
No structure should exceed  35 feet in height and 
freestanding signs are limited to 5 feet in height. 
Any improvement to Harrison Lane should be ac
complished without the destruction of the spring-
house on the Huntley property. All development in 
the historic district shouid be reviewed by the Ar
chitectural Review Board. 

Trsnspectatiees 
A. The transportation recommendations for 

this sector are included in the Transportation sec
tion of the Plan. 
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SPRINGFIELD PLANNING DISTRICT 

The Springf ield Planning Distr ict is bounded by 
the Southern Railroad right-of-way and the Capital 
Beltway on the north; the Alexandr ia City line, the 
Richmond, Fredericksburg and Potomac Railroad 
right-of-way, Franconia Road, Beulah Street, 
Telegraph Road, and Fort Belvoir on the east; 
Backlick Road, Fort Belvoir, Accot ink Creek, and 
Pohick Road on the south ; and Roll ing Road on 
the west. 

Land Use 
Exist ing development ut i l ized 68 percent of the 

9,062 acres in the Springf ield Planning Distr ict , 
low-density residential uses account for 45 per
cent of th is development, and the Fort Belvoir 
Engineering Proving Grounds accounts for ap
proximately 13 percent of developed land. 

Approximately 34,500 persons currently reside 
in 11,816 units, for an overall densi ty of about 3.8 
persons per acre. 

The central Springf ield shopping area and a re
gional, shopping center, Spr ingf ie ld fvtall, are lo
cated in the planning d is t r ic t on the east and west 
sides, respectively, of the Old Keene Mil l -
Franconia Roads intersect ions wi th Backl ick 
Road and I-95. These areas already contain a 
variety of commercia l and of f ice act iv i t ies, and, in 
the case of the regional center, considerable addi
t ional development is yet  t o come including a pro
posed Metro transi t s ta t ion. 

Complex problems in these areas have caused 
these areas to be ident i f ied separately for plan
ning purposes. Analys is and recommendat ions for 
the central Springf ield area are included in the 
Springf ield CBD d iscuss ion. 

Transportation 
The Springf ield Planning Distr ict is laced wi th 

major t ransportat ion corridors: the Capital Belt
way and the Southern Railroad form the northern 
boundaries of the distr ict ; I-95 bisects the distr ict 
f rom north to south; and the RF&P Railroad 
traverses the distr ict north to south . Several minor 
arterial roads criss-cross the Springf ield Planning 
Distr icts, and in three locat ions their Intersections 
are nodes of commercia l activity: Old Keene Mil l 
Road/Roll ing Road; Old Keene Mil l /Backl ick Road; 
and Franconia Road/Loisdale Road. 

Transportat ion recommendat ions included in 
the stable area sector analysis are only those 
recommendat ions which address issues of indi
vidual sectors. 

Public Facilities 
The fo l lowing table indicates the exist ing 

publ ic faci l i t ies located wi th in the Springfield 
Planning Distr ict. 

In addit ion, privately held land contr ibutes 
open space and recreation area to the distr ict . 
Future needs include the development of some 
parks and public acquis i t ion of addit ional land. 

Environment 
This planning distr ict is in the Accot ink Creek 

and Cameron Run watersheds. Specif icai ly, the 
stream valleys and f loodplains of these two water
sheds place the area wi th the fo l lowing streams: 
Fieldlark Branch and Long Branch of the Accot ink 
Creek watershed; Backl ick Branch of the Cameron 
Run watershed. The western half of the distr ict , ly
ing in the Piedmont Geologic province, is charac
terized by soi ls wi th severe erodibi l i ty potent ial 
and by soi ls that are only marginal ly suited for 
septic tanks. In the eastern half of the distr ict , the 
Coastal Plain geologic province predominates. 
This Coastal Plain boundary is in a sensit ive 
aquifer recharge zone which af fects groundwater 
supply in areas east and south of Fairfax County. 
Development in this zone should l imit impervious 
sur fac ing and discharge of contaminants into the 
aquifer. In addi t ion, sl ippage-prone swel l ing clay 
soi ls occur in th is Coastal Plain. For that reason, 
future development and construct ion here should 
reflect detai led geologic analysis and appropriate 
engineering measures. Finally, some of these 
same factors cause the soi ls in the eastern hal f of 
the Spr ingf ie ld distr ict to be generally poor for 
septic tanks. 

Sector Elementary 

EXISTING PUBLIC FACILITIES 

June 1983 

Schools 
Intermediate High School 

Parks, Recreation 
and Open Space 

Other Public 
Facilities 

S1 

S2 

S3 

S4 

S5 

S6 

S7 

S8 

S9 

Cardinal Forest, 
Keene Mil l 

Lynbrook, 
Crestwood 

West Springf ield 

Garf ield 

Forestdale 

Springf ield Estates 

Irving 

Key Lee 

Royal Ridge, Cardinal Forest, Carleigh 
Parkway, Accot ink Creek Stream Valley 

Lynbrook, Brookfield, Accot ink Creek 
Stream Valley 

West Springf ield 

Springvale, Hooes Road 

Accot ink Creek Stream Valley 

Newington, Amberleigh 

Loisdale 

Backlick Stream Valley, Franconia, Lee 
High, Tral lside, Mont icel io Woods 

Richard Byrd Library, Springf ield 
Health Center 

Elementary School Site, Springf ield 
Fire Stat ion 

U.S. Government 

EMTA Maintenance Facil i ty, FCWA 
Eastern Property Yard (site) 

U.S. Government Warehouse 

Franconia Governmental Center, 
Franconia Fire Stat ion 

415 

Fairfax County Comprehensive Plan, 1984 Edition - Area IV



The Accot ink Creek Environmental Quali ty Cor
ridor wi l l provide a major open space amenity  to 
cit izens of Springfield. This l inked network of en
vironmental amenit ies is designed to preserve 
valuable resources whi le providing recreation op
portunit ies. The major components of the system 
are the f loodplains and st ream inf luence zones of 
the Accot ink Creek and the Long Branch. Existing 
publ ic parks along the Accot ink. the West Spring
f ield golf course, several historic sites, and 
resources ident i f ied by cit izens are addit ional 
elements of the EQC system. 

A portion of the stream valley and adjacent 
land within this Planning District/Planning Sector 
is within the dam failure impact area for a pro
posed or exist ing dam. The extent of development 
within these impact areas should be minimized in 
the interest of public welfare and safety. For 
details on the extent of this area, refer to the sec
tion on potential dam failure impact areas, in the 
Environmental Chapter, 

History 
The Springfield Planning Distr ict has some his

toric features worthy of protect ion. 
Oak Grove. Built around 1820, Oak Grove is one 

of three remaining plantat ion houses in the 
Springfield-Franconla area. 

Mount Air. This Greek Revival house was built 
about 1830, with an 18S9 addit ion. The structure 
shows the evolution of a residence that has been 
altered to meet the needs of its occupants over a 
hundred years. 

PLANNED RESIDENTIAL INFILL - SPRINGFIELD PLANNING DISTRICT 

Unit Type 
Existing (1983) Estimated Additional At Buildout 

Unit Type Number Percent Number Percent Number Percent 

Single-family 7,418 62.8 3,752 74.2 11,170 66.2 

Townhouse 2.823 23.9 1,172 23.2 3,995 23.7 

Apartment 1,575 13.3 132 2.6 1,707 10.1 

Total 11,816 100.0 5,056 100.0 16,872 100.0 

Source: Offiee of Research and Statistics, January 1983. 
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S1 CARDINAL FOREST 
COMMUNITY PLANNING SECTOR 

The sector has most ly residential development 
in th© northwestern corner and commercial devel* 
opment in the southwestern corner. The Cardinal 
Forest subdivision which occupies the northwest
ern port ion of the sector is the only communi ty 
besides Reston and Burke Centre in the County 
currently developed under the planned residentiai 
communi ty (PRC) zone c o n c e p t The Cardinal 
Forest master plan, which, is incorporated in the 
Area IV man, is i l lustrated in the text fm this sec 
tor along wi th a map - indicat ing th® extent of 
development ifLCfifdffisG Forest. Thisdevelopment 
contains a mis of residential types and densit ies 
(si f igl&family, townhouse, and garden ap&rtmentj 
as welt as J©c.sl°serving commerc ia l development 
South and east of Cardinal Forest, development is 
predominantly detaehi 
townhouse development fn th®, 
of th© sector. A number  o f 
and a commercial! o f f i ce hui iding are located 
a long the north side of Q!d Keene Mm Road. 

i ne roao neswom wiinsfa trie sector is good ano 
provides for good intrasector auto movement. 
Auto access  to and f rom th® sector is good wi th 
access points a long Rol l ing Road on the west and 
Old Keene Mi l l Road on th® south. Metrohus ser
vice for this sector operates five days a week* No 
highways are currently programmed for improve
ment wi th in th is sector. 

The Cardinal Forest and Keene Mil l f lementarv 
and Irving It 
the sector. 

A portion of the stream valley and adjacent 
land within this Planning District/Planning Sector 
is within the dam failure impact area for a pro
posed or existing dam. The extent of development 
within these impact areas should be minimized in 
the interest of public welfare and safety. For 
details on the extent of this area, refer to the sec
tion on potential dam failure impact areas, in the 
Environmental Chapter. 

The Cardinal Forest, Carrleigh Parkway, Royal 
Ridge, and Accot ink Creek Stream Valley Parks 

i the sector. 

Community shopping  is provided by the West 
Springfield Shopping Center, located in the south
west comer of the sector. In addit ion, there are 
several community-level centers located just out
side the sector as wel l  as a regional canter at 
Springfield Mal l . 

The sector contains housing of various densi
t i es—garden apa r tmen ts , townhouses , and 
single-family detached st ructures—and most are 
in excellent condi t ion. 

A. The current pattern of mixed land uses in 
the sector should be maintained, and vacant 
parcels should be developed at currently-zoned 

A. Develop Carrleigh Parkway Park. 

A. The transportat ion recommendations for 
th is sector a r t included in the Transportat ion sec
tion of the Plan. 
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CARDINAL FOREST 
COMPREHENSIVE 
PIAN 

MEDIUM DENSITY RESIDENTIAL 
14 Pert. Grow ftei. Acre 
Single Family. Tounhouai 

ftft-S-Si HIGH DENSITY RESIOENTtAL 
60 Pen. Groa  S n Acre 
Townhouse*, Garden Apartmenti, HioJ 

1/ILL AGE CENTER 

!l OPEN SPACE 

PUBLIC FACILITIES 

SCHOOLS 

ELEMENTARY 

INTERMEDIATE 

approved plan (or Card 
Cardinal Forest plan of 
Road and Old Keene M 

il Forest. Subsequent t 

the provition of Article II, Section 30—2,2.2. 
Rendemit! Planned Community IRPC) Oinrict of the Fairfax CotintY 
Zoning Ordinance. 

The Cardinal Forest Master Plan, shown here in a 
composite land use, transportation* and public facili
ties map, is displayed according to the use and 
intensity categories as required by the Residential 
Planned Community (RPC) zone in the zoning ordi
nance. This plan is an adopted part of the compre
hensive plan of the County, 

Extent of Development in Cardinal Forest 

This map portrays the arrangement of building unit 
types and intensities in the portions of the Cardinal 
Forest Residentiai Planned Community (RPC) for 
which development plans have been approved. De
velopment of the various portions of acreage which 
comprise the RPC requires County approval of specific 
development plans. 
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C O CRESTWOOO COMMUNITY 
W £L PLANNING SECTOR 

The shaded area is discussed 
ran page 434. 

A port ion of the Spr ingf ie ld G 8 0 is I 
th© north side of Old Ksem Mi l l Road between 
Cumberland Avenue on t he west, Cumberland 
Avenue and Vates Vi l lage subdivision on the 
north, and I-9S on the east. The shading an the 
sector map cove rs fhe ares. 

Ths remaining area is predominant ly residen
t ial w i th nonresidential uses occurr ing along Old 
Keene Mi l l Road, Aeeetink Creek, and the South
ern Railroad right-of-way. The garden apartments 
on Cumberland Avenue provide an appropriate 
t ransi t ional use between the stable single-family 
residential uses and the commercia l Springfield 

Industrial use of the land north of Highland 
Street and west of Hanover Avenue to Aceetlnk 
Creek has been incompat ib le wi th the residential 
land uses south of Highland Street. The primary 
land use problem in this sector has been how to 
achieve a use of the industrial ly-soned land to the 

use and the surrounding residential and parkland. 

Shirley Highway, Old Keene Mil l Road, Backlick 
Road, and Commerce Street are the major road
ways in th is sector. In addi t ion, t raf f ic congest ion 
along Old Keene Mi l l Road and Backlick Road has 
led to the use of other streets in th is sector as 
shortcuts. Bus service is available along Old 
Keene Mi l l Road, Hanover Avenue, Floyd Avenue, 
and Sackl ick Road. 

Crestwood and Lynbrook Elementary Schools 
are located wi th in the sector. 

Parks, Recreation and Open Space 
The Brookfield, Lynbrook and Accotink Creek 

Stream Valley parks are located wi th in the sector. 

in th is sector, Also, a mental 
may be needed in th is sector  to 

parts of the three adjoining planning 
as wel l as Springfield. 

The sector has adequate community-level 
shopping faci l i t ies provided in central Springf ield 
as well as easy access to regional faci l i t ies 
located at Springfield Mal l . However, t raf f ic con
gest ion wi th in central Springf ield severely I 
the convenience of these nearby faci l i t ies. 

Housing in the sector is predominant ly single-

garden apartments. Condit ion of these uni ts is 
generally good. 

Of the Hunter Vil lage residential community, 
204 uni ts have been proffered to the County for 
use as below-market housing. 

A portion of the stream valley and adjacent 
land within this Planning District/Planning Sector 
is within the dam failure impact area for a pro
posed or existing dam. The extent of development 
within these impact areas should be minimized in 
the interest of public welfare and safety. For 
details on the extent of this area, refer to the sec
tion on potential dam failure impact areas, in the 
Environmental Chapter. 

In an effort  to minimize the impact of industr ia l 
operations in the Highland Street area: 

A. Use of the industrially-zoned area west of 
the Springf ield swim club should provide for: 

1. a min imum 40-foot wide conservation 
easement along the southern and western 
edges of the property; 

a. a conservat ion easement along the 
stream valley; 

3. plant ings on three out lots; 
4. l ight ing which wi l l minimize adverse im

pact upon adjacent residential areas; and 
5. underground electr ical ut i l i ty d is t r ibut ion 

l ines. 

B. The Accot ink Greek Environmental Qual i ty 
Corridor should be completed and protected 
through public acquis i t ion of the vacant traets of 
land north of Highland Street and northeast of Ac
cot ink Creek. 

SeasHtef? w i t h the Ser ln fM<3 C I © 
A. The Springf ield Sarden Apartments should 

be preserved as a transit ional use between the 
slngla-family residential area and the Springf ield 
CBD. 

B. Nonresidential use of exist ing single-family 
structures near or adjacent  to the Springfield CBD 
should be prohibi ted, in order to keep dist inct the 
residential /commercial boundary. 

Publle Parks, fteereaeien and Open Space 
A. The development of Brookfield Park should 

be completed according to its master plan. 
B. Expand and develop Lynbrook Park. 

Other Publ ic Faci l i t ies 
A. According to current mental health case 

standards an addit ional mental health center wi l l 
be needed by the County to serve a total popula
t ion of 800,000 persons. That center is recom
mended for locat ion in Sector S2 near the end of 
the Plan t ime frame uniess the County populat ion 
earlier passes 800,000 persons. (No si te has been 
chosen yet; the faci l i ty may be recommended at a 
central locat ion in, for example. Sector S4.) 

Er vf f@n m sn t 
A. Acquire parkland along the Accot ink Creek 

stream valley in accordance wi th the Fairfax 
County Stream Valley Policy. 

Transportation 

A. The transportat ion recommendations for 
this sector are included in the Transportation sec
tion of the Plan. 
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CO COUNTRY CLUB COMMUNITY 
O O PLANNING SECTOR 

Land Use 
Single-family de tached residential use is the 

predominant development in Sector S3, wi th some 
townhouse and commerc ia l development in the 
northwest quadrant. The comple t ion of the Hunter 
Vil lage PDH-2.5 development w i l l add addit ional 
residential units, a commerc ia l center, and sub
stantial Accot ink Creek s t ream valley parkland to 
the developed land uses in the sector. 

Transportation 
Old Keene Mil l Road, Rol l ing Road, and Hooes 

Road are the major roadways in this sector. Bus 
service is available five days a week along Old 
Keene Mi l l Road, Greeley Boulevard, and a portion 
of Roll ing Road. 

Public Facilit ies 
Schools 
West Spr ingf ie ld Elementary School is located 

within the sector. 

Parks, Recreation and Open Space 
The sector conta ins West Spr ingf ie ld, Hunter 

Vi l lage and Roll ing Forest parks. In addit ion, the 
Springf ield Golf and Country Club, a l though pri
vate, provides open space and other recreational 
faci l i t ies. 

Shopping 
Community- level shopp ing faci l i t ies are ade

quately provided by the commerc ia l center at the 
intersect ion of Old Keene Mi l l and Roll ing Roads. 
In addi t ion, the Hunter Vi l lage development wil l 
contain a local-serving commerc ia l center. Re
gional shopping fac i l i t ies are located in Spring
field Mal l . 

Housing 
Exis t ing hous ing is m o s t l y s ingle- fami ly 

detached structures, w i th a townhouse develop
ment in the nor thwestern quadrant of the sector. 
Al l ex ist ing housing is in good condi t ion. The 
Hunter Vi l lage development w i l l add a greater mix 
of housing  to the sector, w i th the addit ion of 
single-family units, townhouses, and garden 
apartments. In add i t ion , t h i s development wil l 
contr ibute a number of low- and moderate-income 
units to the housing supply . 

Env i ronmen t 
A port ion of the stream valley and adjacent 

land within this Planning District/Planning Sector 
is within the dam- fai lure impact area for a pro
posed or existing dam. The extent of development 
within these impact areas shouid be minimized in 
the interest of public welfare and safety. For 
details on the extent of this area, refer to the sec
tion on potential dam fai lure impact areas, in the 
Environmental Chapter. 

RECOMMENDATIONS 

Rolling Road Corridor 
A. Townhouse and o f f i ce uses are recom

mended for the parcel f ront ing on Roll ing Road im
mediately north of its intersect ion wi th the 
realigned Hooes Road (Springfield Bypass), be
tween the intersect ion and the residential uses ap
proved as part of the Hunter Vi l lage development. 

B. Residential development at 4-5 dwell ing 
uni ts per acre is recommended for the parcel 
f ront ing on Roll ing Road immediately north of the 
above recommended of f ice use. 

C. The parcel south of intersect ion of Rolling 
Road and realigned Hooes Road should be re
served for park use. 

Hooes Road Corridor 
A. The corner propert ies, parcels 28-32, south 

of ex ist ing Hooes Road and immediately east of 
Roll ing Road should be developed in residential 
uses at 2-3 units an acre. 

B. The character of the stable low-density de
velopment south of ex ist ing Hooes Road, east of 
the corner properties at Rol l ing road, should be 
strengthened through single-family residential in
fil l of vacant parcels. 

Public Facilities 
Public Parks, Recreation and Open Space 
A. The planned development of West Spring

f ield Park should be completed. 
B. The Accot ink Creek Environmental Qual i ty 

Corr idor should be protected. 
C. Acquire parkland along the Accot ink Creek 

stream valley in accordance w i th the Fairfax 
County Stream Valley Policy. 

Transportation 
A. The t ransportat ion recommendat ions for 

th is sector are included in the Transportat ion sec
t ion of the Plan. 
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S4 SPRINGVALE COMMUNITY 
PLANNING SECTOR 

* 1 

The shaded area is discussed 

beginning on page 434. 

6 4 4 

The shaded area 
represents the 
Hunter Tract Area 
discussed below. 

Land Use 
Springf ield CBD Portion 
A part of the Springf ield CSD is located in th is 

sector—in the area generally Pounded by 1-95  on 
the east, Old Keene Mil l Road on the north, the 
Springvale subdivis ion and the Springvale garden 
apartments on the west, and Springvale subdivi
sion and an imaginary l ine running southeast from 
Oriole Avenue on the sou th . The shading on the 
upper port ion of the sector map covers the area. 

Hunter Treet Area 
The Hunter Tract Area is bounded on the west 

by Accot ink Creek,  on the north and east by the 
rear lot l ines  o f single-family residentiai develop
ment along Oriole Avenue and Ridgeway Drive, 
respectively, and on the south by Hooes Road. The 
shading on the left middle port ion of the sector 
map covers t he area. A few single-family dwel l ing 
units are the only exist ing developments in the 
170-aere area. 

Remainder of Sector 
Development in the sector is predominantly 

single-family residential , w i th some townhouse 
and garden apartment deve lopment Some of the 
potent ial land use problems in the sector are the 
freestanding retail commerc ia l use south of Old 
Keens Mi l l Road, opposi te i ts intersect ion w i th 
Hanover Avenue and the vaeant and underuti l ized 
tracts  o f land along Old Keene Mi l l Road, Backl ick 
Road, and Hooes Road. 

Tfssjapsjtst tef i 
Shirley Highway, Old Keene Mi l l Road, Ssekliete 

Road, and Hooes Read are t he major roadways in 
th is sector. Congest ion along these major road
ways has led a lso to t he use of residential streets 
for through-traff ic shor tcuts . Sus service Is 
available a long Old Keene Mi l l Road. 

E f w i m t m c n t 
Hunter Treet Arse 
This ares is located in the Accot ink Creek 

watershed and, speci f ical ly, conta ins the main 
channel and lateral s t reams of Accot ink Creek; 
their f loodpla ins border the western edge and 
almost the ent ire area is inc luded in the stream 
valley. High soii-erodlbfl i ty potent ia l exists near 
Accot ink Creek in the western half, whereas the 
eastern half, because of i ts locat ion in the Coastal 
Plain geologic province, is  in a sensit ive aquifer 
recharge zone and may conta in slippage-prone 
swel l ing clays; these latter factors also indicate 
poor and marginal soi ls for sept ic tanks. 

The Accot ink Creek Environmental Qual i ty Cor
ridor (EQC) runs through the western port ion of 
this area, if cons is ts of the f loodplains and stream 
Influence zones of Accot ink Creek as wel l  as the 
stream valley parks that fo l low the wafer course. 
The Accot ink Creek EQC Is a cont inuous network 
of environmental ameni t ies proposed to preserve 
resources and provide recreat ion for area 
residents. 

Rustle F e e i M e s 
Seheels 
Garf ield Elementary School is located wi th in 

the sector. In addi t ion, there is a vacant elemen
tary school si te on the north side of Hooes Road. 

Parks, Recreation and Open Space 
The Hooes Road and Springvale Parks are lo

cated wi th in the sector. 

Other Public Faci l i t ies 
Fire and rescue services are supplied by the 

Greater Springfield Stat ion, located on Backlick 
Road wi th in the sector. 

SS»ajspta§ 
Community-level shopping faci l i t ies are pro

vided by the commerc ia l center  in central Spring¬
f ie ld. Regional shopping faci l i t ies are provided by 
Springfield Mail just  to the east of the sector. 
However, t raf f ic congest ion in central Springf ield 
severely l imi ts the convenience of these nearby 
commercial centers. 

Housing in the sector is predominantly single-
family detached wi th some townhouse and garden 
apartment developments. The condi t ion of these 
structures is generally good w i th the except ion of 
some housing along the south side of Old Keene 
Mil l Roed and a long Hooes Road. 

Env i ronment 
A portion of the stream valley and adjacent 

land within this Planning District/Planning Sector 
is within the dam failure impact area for a pro
posed or existing dam. The extent of development 
within these impact areas should be minimized in 
the interest of public welfare and safety. For 
details on the extent of this area, refer to the sec
tion on potential dam failure impact areas, in the 
Environmental Chapter. 

RECOMMENDATIONS 

Hunter Treet Area 
The recommended development concept in

cludes the fo l lowing policies for guidance: 
A. The area should develop as low-density 

planned development. Because of its f lexibi l i ty in 
providing for mixed densit ies, planned develop
ment can be more readily served by bus service 
than can uni form low-density uses, thus lessening 
dependence on the automobi le. In addit ion, 
assuming the existence of the Springfield Bypass, 
planned development could provide more people 
wi th direct access  to the proposed Metro stat ion. 
Finally, a planned, development approach could 
provide for the protect ion of the Accotink Creek 
and better achieve the countywide objective of en
vironmental qual i ty corr idors. 

B. P lanned , c l u s t e r e d deve lopment on ly 
should be ussd, wi th max imum attent ion to s i t ing 
of structures and min imal t ree removal. 

C.  No new residential structures should be 
built w i t h Hooes Road frontage. Al l residential ac
cess should be  to internal streets. 

0 . Abut t ing residences  on the north and east 
should have adjacent to them either open space 
buffer or rear lot l ines of new residences. 

6, Ten acres of developed parkland shouid be 
provided, wi th at least 1S addit ional acres re
served f rom development to protect the Accot ink 
and smal l stream f lood plains. 

P. Overall density of the project, restricted to 
400 uni ts, would  bs a low at Z to 3 dwel l ing uni ts 
per acre. Various bu i ld ing types, except for mid-
rise structures, would be acceptable to the devel
opment concept suggested. 

(3. The Accot ink Creek Environmental Quali ty 
Corridor should  be protected through dedicat ion, 
easements, and land use controls. 

H. Trails should bs provided through the tract, 
part icularly along the lateral stream and Accot ink 
Creek EQC, to connect homes, parkland, elemen
tary school si te, and the commercia l center. 

Hoses Read Corridor 
In order to obtain the vitally necessary pro

posed Springfield Bypass which wi l l utilize a re
al igned Hooes Road through this sector and in 
order  t o assure land uses along the Bypass com-
patlble wi th i ts proposed funct ion: 

A. The vacant parcels north of Hooes Road 
should be developed in residentiai uses. 

B. The tract between Ridgeway Drive and 
Bethnal Court should develop at 2-3 dwell ing units 
per acre, preferably in a cluster development, and 
should ideally have only one street access to 
Hooes Road. 

C. The vacant parcels east of Sen Franklin 
Road at the point where Hooes Road curves 
northward into Backlick Road are planned for 4-5 
dwell ing units per acre. The Springfield Bypass 
and associated interchanges are planned for this 
area and should be accommodated in accordance 
with proposed development plans. 
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Except as recommended below, parcels 
between Backlick Road and 1-95 are planned for 
medium rise off ice use. 

That portion of map 90-2((1)) parcel 23 that is 
opposite the Grand View townhouse development 
located on Villa Park Road should be developed 
in accordance with the transit ion low-rise office 
criterion as stated in the Plan under the Economic 
Development and Employment section in the 
Recommendat ions. 

Such office development should consolidate 
parcels so as to compliment the existing and pro
posed roadway improvements, and provide effec
tive noise attenuation measures as needed. 
Appropriate landscape treatment should be pro
vided where necessary to protect adjoining 
residential or institutional uses. 

D. Development of 4-5 dwel l ing units per acre 
is the recommended use for vacant land west of 
the exist ing Beverly Park subdiv is ion. Provision 
should be made in th is area for a possible 
southern extension of the Spr ingf ie ld Bypass to 
an interchange w i th I-95. 

E. C o n f o r m i n g  t o e x i s t i n g s i ng le - f am i l y 
parcels, the undeveloped t racts of land east and 
west of Bonniemi l l Lane should be improved as a 
planned development which includes medium-
density mul t i fami ly as well  as addi t ional single-
fami ly residential uses. 

F. The' low-densi ty character of development 
west of Newman Street should be maintained 

' through single-family inf i l l of vacant parcels. 

Old Keene Milk Road Corridor and 
Boundary! with the Springfield CBD 

A. The, area south of Old Keene Mil l Road 
along Lyles Road north of the garden apartments 
does n o t h a v e good access. Lyles Road has no 
median break at Old Keene Mi l l Road; and l inking 
the area to Lee Valley Drive, even if permission 
could be bbtained to use that private road, would 
be undesirable because of the close spacing be
tween the intersect ions of Lee Valley Drive and 
heavily used Hanover Avenue wi th Old Keene Mil l 
Road. Because of access considerat ions, it is 
desirable that the area remain in i ts present use 
for the indef in i te future. Piecemeal redevelopment 
of the area should be at 2-3 dwel l ing uni ts per 
acre, wh ich wou ld be consistent wi th the provision 
of pr incipal access to the area from Tanager 
Street and Spring Road and wi th the desires of 
those wish ing  to cont inue l iv ing in their present 
homes in the area wi th jn the foreseeable future. 
Redevelopment of substant ia l , logical port ions of 
the area north of the garden apartments in an inte
grated manner, wh ich would fac i l i ta te the provi
sion of ameni t ies and prevent the commercial iza
t ion of the area, would jus t i fy a density of 4-5 
dwel l ing uni ts per acre. Coordinated redevelop
ment of the whole area, wi th substant ia l homes 
being retained where desired and f i t ted into the 
overall development plan, would just i fy a densi ty 
of 5-8 dwel l ing uni ts per acre if accompl ished in a 
PDH mode. 

B. The area along the south side of Old Keene 
Mil l Road between Hanover Avenue and Wren 
Drive conta ins a mixture of substant ia l homes, 
d i lapidated or boarded houses and vacant lots. A 
series of randomly spaced, dangerous driveways 
provide access f rom Old Keene Mil l Road. 

A number of factors inf luence the land use 
and intensi ty wh ich is appropriate for this area: 

1. County pol icy recommended that new 
commerc ia l development other than inf i l l in ex
ist ing commerc ia l areas be in well- located 
shopping centers. 

2. The present zoning i ine between commer
cial and resident ial uses at its location oppo
si te Hanover Street is logical and natural. 

3. Proponents of commercia l uses would 
argue that the next logical zoning iine further 
west would not be reached until Accot ink 
Creek. 

4. Undeveloped commercia l land is avail
able in the Spr ingf ie ld CBD. 

5. The character of Old Keene Mil l Road be
tween Hanover Avenue and the planned, devel
oped commerc ia l concentrat ions at the in
tersect ion of Old Keene Mil l Road and Roll ing 
Road is one of the most pleasant in the County, 
being unsul l ied by str ip retail commercial de
velopment. That character should be protected. 

6. The stable Mont ice l lo Forest subdivision 
on the north s ide of Old Keene Mil l Road ex
empl i f ies the appropr iateness of this area for 
residential use. However, because Old Keene 
Mil l Road is noisy, special noise abatement 
features should be incorporated in any new 
residential development. 

7. Any use developed in the area should be 
completely compat ib le w i th , or adequately buf
fered f rom, the Mont ice l lo Forest and Spring
vale subdiv is ions. 

For the above reasons, the best use for the 
area is one which is compat ib le wi th the Monti
cello Forest subdiv is ion, the Springvale subdivi
sion and the pleasant, residential character of Old 
Keene Mitt Road. This would necessitate residen
tial development of the area. No commercial uses 
of any type would be appropriate. Al though de
tached homes wou ld clearly be the use most 
simi lar  to other uses to the north and south of the 
area, the planned use needs to be a somewhat 
more intense residential use to help motivate 
redevelopment of the whole area under a coor
dinated development concept incorporating ade
quate access to Old Keene Mil l Road. 

Old Keene Mi l l Road affords the area wi th 
only two median breaks, at Hanover Avenue and 
Hast ings Street. A substant ia l home at the end of 
Robin Road precludes the possibi l i ty of giving the 
area access over tha t street. The most desirable 
access wou ld be direct ly opposite the present 
signalized intersect ion of Hanover Avenue and 
Old Keene Mil l Road. This, however, wou ld require 
the s ide yard of the 7-11. Unless that access can 
be achieved, the whole area needs  to have a com
mon access point direct ly opposi te Hast ings 
Street. Wi th the whole area given access  to 
Hast ings Street, the area (minus any substant ia l 
homes wh ich it  is desired  to save) should develop 
at 5-8 dwel l ing uni ts per acre provided suf f ic ient 
landscaping was suppl ied along Old Keene Mil l 
Road and suf f ic ient buf fer ing along the Springvale 
subdivision  to make the area compat ib le wi th i ts 
low-density resident ial neighbors. 

If coordinated development of the area does 
not occur, any development which: 

1. is large enough to provide amenit ies and 
to prevent spi l lover ef fects ; 

2. has adequate access to Hanover Avenue 
or Hast ings Street; 

3. s tub streets at the property l ines for the 
eventual use of neighboring tracts; and 

4. would fac i l i ta te rather than inhibit even
tual coordinated development of the rest of the 
area at 4-5 dwel l ing uni ts per acre in a conven
t ional manner or 5-8 dwel l ing units per acre in a 
PDH mode, should be al lowed one of those 
d e n s i t i e s , d e p e n d i n g on t he t ype of 
development. 

Any property not having access to Old 
Keene M|ll Road at a median break can develop in 
the 2-3 dwel l ing uni ts per acre range, but only if 
safe access for that much density is provided. 
Otherwise, addi t ional development should be at 
1-2 dwel l ing uni ts per acre unless access can be 
solely provided f rom Springvale subdivision, in 
which case a densi ty of up to 3-4 dwel l ing uni ts 
per acre would be appropriate, depending on the 
adequacy of the access to and through that 
subdivis ion. 

C. The area a long the south side of Old Keene 
Mil l Road between Wren Drive and Accot ink Creek 
has d i f f i cu l t topography and poor access via Wren 
Drive and a street opposi te Byron Avenue. If there 

is not coordinated development of the area, the 
future wi l l probably hold the same problems for 
this area as now characterize the area east of 
Wren Drive; and development (which ideally 
should not take place) should occur at no more 
than 1-2 dwel l ing uni ts per acre. Those signi f i 
cantly sized port ions of the area having access via 
an improved Wren Drive to Ridgeway Drive and not 
denying other area parcels oriented to that street 
eventually such access could develop at 2-3 dwell
ing uni ts per acre. 

Only when the problems of the area  to the 
east are being resolved, wi l l it be desirable  to con
sider whether a coordinated access system for 
th is area might jus t i f y a somewhat higher residen
t ia l densi ty for the area. 

Backlick Road Corridor 
Medium-density development is the recom

mended use for large vacant parcels north of 
Wesley Road. 

Public Facilities 
Parks, Recreation and Open Space 
A. Spr ingvale Park is recommended for 

development. 
B. The County should acquire a communi ty 

park, in the southwest port ion of the sector or in 
the Hunter Tract Area. 

C. The Accot ink Creek Environmental Qual i ty 
Corridor should be protected through acquis i t ion 
by dedicat ion of the privately-owned parcels at the 
t ime of development. 

D. If the proposed Spr ingf ie ld Bypass or 
related road l inks af fect the exist ing Hooes Road 
Park or i ts accessib i l i ty  to the area residents, th is 
park acreage should be replaced in an area closer 
to exist ing and new development. 

E. Develop the expanded Hooes Road Park. 

Transportation 
A. The t ranspor tat ion recommendat ions for 

th is sec tor are inc luded In the Transportat ion sec
t ion of the Plan. 
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S5 BELVOIR COMMUNITY 
PLANNING SECTOR 

RECOMMENDATIONS 

The shaded or 
the Alban Road/I-9S Aree 

The Alban Read/1-9S area Is that part of the 
triangle formed between Rol l ing Road and l §6 
south of the Ful lerton Industr ial Park and Fort 
Belvoir Engineering Proving Grounds. The shading 
on the lower port ion of the sec tor map designates 
the area. The ares is one of s ign i f i cant and fragile 
environmental qual i ty wh ich happens  te exist In a 
locat ion which of fers features wh ich are attract ive 
for both residential and industr ia l development 

The area has developed rapidly over the past 
several years, w i th industrial) development taking 
place both east and west of Accot ink Creek and 
various types of residentiai development occurr
ing west of th is creek. 

A VEPCO right-of-way and a gas pipeline right-
of-way proceed easterly through the middle of the 
area. Accot ink Creek spl i ts the area from north to 
south. 

Adjacent to the Fort Belvoir Engineering Prov
ing Grounds on the north and the Alban Road/1-85 
area on the south are many industr ial uses both 
wi th in and outs ide industr ial parks. 

Parcels of vacant land in the sector are located 
adjacent to industr ial uses. There is also some 
commercial development on Backl ick Road. 

to the industr ia l area is provided 
by i a e k l i c k Road, Albert Road, and the inter¬
change w i th l-SS, a l though br idge construct ion 
over the Aeeoflnk Creek has been necessary to 

This area is located in the Accot ink watershed 
and, specif ical ly, contains the main channel of Ac
cot ink Creek; there are extensive f loodplains in 
the eastern part and mueh of the area is included 
in the Accot ink s 
the Accot ink and t 
exists  in the area's western half. The eastern half 
l ies in the Coastal Plain geologic province; as 
such, it is an area of sensit ive aquifer recharge 
and contains poor soi ls for septic systems. 

The Aeeetlnk Creek Environmental Qual i ty Cor¬
ridor (EQC) bisects the sector. A careful ly planned 
trai l network fo l lowing the Accot ink would en
hance the value of the stream and related 
resources to residents of the County. In this area, 
the f loodplains of the Accot ink are f lanked by 
steep slopes and abundant vegetation that pro
vide scenic amenit ies and habi tat for wi ld l i fe. 

A port ion of the Accot ink Stream Valley Park is 
located wi th in the sector. 

Retail commercial uses that are planned to 
serve local communi ty needs in the Lower Pohick 
area are the exist ing Saratoga Shopping Center, a 
shopping center planned in Hunter Vil lage in the 
northeast quadrant of the intersect ion of Roll ing 
Road and Hooes Road and a planned tract across 
from the Saratoga Center on Roll ing Road. 

A. The future development in the area should 

are present, handl ing them in a way which serves 
to make best use of the attract ive features of the 
area cons is ten t „ w i th J n a u r i n & . j h a t „ e w s j n g 
n e i g h b o r h o o d s and c r i t i c a l env i r onmen ta l 
features are protected and enhanced. In th is aree 
any development should be planned to ineer-

1. respect the necessity for a str ic t prohibi-
l i on of environmental degradation by < 

a. provide heavy buffer ing between poten¬
t ia l ly incompat ib le residential and industrial 
uses to e l iminate visual, noise or other im¬
pacts ; 

3. protect residential communi t ies from 
nonresidential t raf f ic , by provisions for traf f ic 
separat ion; 

4. preserve to the maximum the natural 
contours and vegetation of the whole area; 

5. l imi t use densit ies or intensit ies to con
form to the patterns already being establ ished 

6. recognise and take account of the ex
is t ing peak-hour traff ic eongestlorr and design 
Inadequacies of the 8*ck l lek / l -9 i interchange. 
B. A mta of l ight industry and residential uses, 

designed to reclaim the eKfraetlon s i tes and ade
quately protect the Accot ink Creek area is reeom-

The small amount of single-family housing that 
exists in th is predominantly nonresidential sector 
is in good structural condi t ion. 

C. Wi th adherence to the above i 
for careful p lanning  t o assure compat ib le land use 
arrangements, densit ies, and buf fer ing, the use 

l i on of exist ing improvements which support In
dust r ie ! development in an aree already being 
developed in industr ial uses whi le at the same 
t ime provides for residential uses  te relate com
patibly to the west  of Roll ing Road. The reeom-
mendat ien provides for economic uses of the area 
by act iv i t ies which are attracted to the locat ion 
and, at the same t ime, provideslndustrial develop
ment  in an aree already being developed in in¬
dustr ia l uses whi le at the same t ime provides for 
residential uses  to relate compat ibly  to the west 
of Roi l ing Road. The recommendation provides for 
economic uses of the area by act ivi t ies which are 
at t racted to ih© locat ion and, at the same t ime, 
provides for environmental protect ion at low 
publ ic eost s ince adequate protect ion of the en¬
vironmental ly sensit ive areas would  be required 
by the County f rom developers. 

0 . For the northernmost part of the area, adja
cent  to the exist ing Fullerton Industrial Park, as 
wel l  as east of Accot ink Creek, l ight industrial 
uses are recommended wi th industr ial access 
l imi ted  to Backl ick and Aiban Roads. 

E. Residential use at a density range of 2-4 
dwel l ing uni ts per acre is recommended in the 
southwestern port ion of the area.  An opt ion for 
planned residential development (PDH) at up to § 
at tached dwel l ing uni ts per acre shal l be eon-
sidered under the fo l lowing condi t ions: 

1. there would be substant ial consol idat ion 
for the purpose of coordinated development; 

2. development would be clustered to en
sure the fol lowing factors: 

• the preservation of the Accot ink stream 
valley and the major swales present on 
the si te, 

• the retention and preservation of the ex
ist ing tree cover within these areas, and 
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• sensit ivi ty  to the other environmental con
straints of the site; 

3. an undisturbed buf fer of approximately 
100 feet would be provided next to exist ing, 
detached single-family residential develop
ment; 

4. internal c i rculat ion and l imi ted access to 
A lban and Roll ing Roads would be provided; 

5. highway improvements adjacent to the 
s i te would be made by the developer based on 
the intensity of development  to ensure that the 
s i te 's t raf f ic impacts on Alban Road and Roll
ing Road are mi t igated and  t o ensure that their 
in tersect ion and the s i te 's access would 
operate at  an acceptable level of service. In the 
event that , the Roll ing Road/Alban Road in
tersect ion is improved by Fairfax County prior 
to the development of th is property, other addi
t iona l roadway improvements of comparable 
magn i tude should be provided to that of the 
const ruc ted intersect ion. 

F. Immediately south of the tracts planned and 
zoned industr ial  on the east s ide of Roll ing Road 
are t w o parcels (98-2 ((1)) 9,10). Because of the nar
row f rontage and substant ia l depth of the parcels, 
they cou ld be developed in low-intensity, low-rise 
o f f i ces wi thout any off-si te impacts and could 
serve as a transi t ion between the industr ial land 
and adjo in ing areas planned and/or developed 
resident ia l ly. These parcels are recommended for 
such o f f i ce uses, subject  to the fo l lowing condi
t ions: ; 

1. a substant ia l , landscaped open space 
buf fer is provided along the frontage of the pro
perty; 

2. the entrance drive through the btlffer is 
curved  t o provide a visual diversion; 

3. a substant ia l landscaped buf fer is provid
ed on the southern boundary next  t q the adjoin
ing townhouse communi ty ; 

4. the character and qual i ty of the develop
ment is compat ib le w i th the general residential 
character of the area; and 

5. highway improvements are provided by 
the developer  t o al low the entrance to the pro
perty to operate at acceptable levels of service 
as prescribed by the Virg in ia Department of 
H ighways and Transportat ion and the County. 
G. The Accot ink Creek Environmental Quali ty 

Corr idor should be used to provide recreation op
por tuni t ies where appropr iate. 

H. Extensive stream val ley preservation via 
ded icat ion and/or easements should be required. 

I. The County should require an environmental 
impact review of proposed development as well as 
the implementat ion of required measures  to main
ta in environmental qual i ty. 

Remainder of Sector 
A. Subject  to environmental constra ints, the 

industr ia l character of that port ion of the area 
planned only for industr ial uses should be main
ta ined through development of remaining vacant 
parcels. 

B. Industr ial development should not take 
place on any of the parcels north of Fullerton 
Road wh ich are between Ful lerton Industr ial Park 
and Rol l ing Road unless they have access only  to 
the industr ia l park and unless there would be ade
quate buffer ing or an adequate t ransi t ion to 
Rol l ing Road. 

C. Commerc ia l , in place of industr ia l , develop
ment should be al lowed on the parcels between 
the Ful lerton Industrial Park and Roll ing Road 
(parcels 98-2 ((1)) 8 and 98-2 ((5)) 101,102,105,109, 
109A, 115, 116, 120, 121, 126, 132, 132A and 133) 
provided that such development: 

1. is wel l designed; 
2. does not provide access in any way to the 

Ful lerton Industrial Park; 
3. has coordinated internal t raf f ic circula

t ion and a coordinated major access opposi te 
the intersect ion of the north leg of Edinburgh 
Drive and Roll ing Road; 

4. provides an adequate cross sect ion for 
Rol l ing Road, including the adopted t ra i l ; and 

5. provides an attract ive landscaping buffer 
adjacent  to Roll ing Road. 
D. No other commercial uses should be con

sidered in th is sector because the planned 
faci l i t ies are adequate to serve the area and addi
t ional commercia l land use would be incompat ib le 
wi th ex is t ing and planned residential develop
ment. 

E. To preclude piecemeal consideration of 
land now belonging to the Federal Government as 
part of Fort Belvoir, that a task force be formed 
by the County with participation by Federal 
Government representatives to comprehensively 
plan that area now owned by the Federal Govern
ment, in the event that parts or all of it at some 
future date be declared surplus. 

Public Facilities 
A. The County should consider acquis i t ion of 

federal land for park use if some port ion of the 
Fort Belvoir Engineering Proving Grounds were to 
be declared surplus. 

B. If any portion of Fort Belvoir land is 
declared surplus at any point in the future, it 
should initially be considered for acquisition and 
conversion to park use, possibly by the Fairfax 
County Park Authority. 

C. The Accotink Creek Environmental Quality 
Corridor should be protected through dedicat ion, 
acquisit ion of easements, and similar measures 
as appropriate. 

Transportation 
A. The t ransportat ion recommendat ions for 

th is area are Included in the Transportat ion sec
t ion of the Plan. 
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S6 NEWINGTON COMMUNITY 
PLANNING SECTOR 

T h e s e c t o r c o n t a i n s m o s t  of t h e 
Newington /RF&P Corridor area and part of the 
Lehigh area. The smal l shaded area on the sector 
map oriented towards the Telegraph Road/Beuiah 
Street intersection designates the Lehigh area 
port ion in the sector. The rest of the shading 
depicts the Newington /RF&P Corridor area seg
ment in the sector. 

Land Use 
Newineten/RF&P Corr idor Area Segment 
The area, which l ies east of 1-95 and south of 

Franconia Road, encompasses approximately 700 
acres of largely undeveloped land on the east side 
of the RF31P right-of-way. Extensive f loodplains 
run from north  te south and the eastern port ion of 
the area contains former gravel-extraction sites. 
Two Virginia Electric Power Company easements 
cross th is area. Approximately 80 percent of the 
area is vacant. Industr ial uses are located along 
the rai lroad at Newington and along Cinder Bed 
Road. 

Remainder of Sector 
There are residential uses in the northeastern 

and southeastern corners of the sector and in
dustr ial uses in the southwestern corner. Com
mercial uses occur south of the 1-95 interchange 
and there are large parcels of vacant land adja
cent  t o the residential and industr ial uses. 

Sh i r ley H i g h w a y (I-9S), Back l i ck Road, 
Newington Road, Telegraph Road, and Beulah 
Street provide access to the sector. Cinder Bed 
Road now serves the Newlngten/RF&P Corridor 
aree as the major infernal access way, but it is a 
low-grade road which is net paved in the northern 
port ion of the area. 

The RF£f» Railroad a lse travels through the 
sector, w i th a spur  to Fort Belvoir.  No highway im
provements are presently programmed for this 
sector. Regular route bus service is not available 
wi th in Sector S6. 

The Backlick Read/1-96 interchange is not 
present ly capab le of hand l ing h igh t ra f f i c 
volumes. 

Environment 
This area Is located in the Accot ink Creek 

watershed and, speci f ical ly, is traversed from 
north to south by Long Branch and i ts fairly exten
sive f loodplains; the st ream valleys of th is chan
nel af fect most of the area. Because of i ts locat ion 
in the Coastal Plain geologic province, th is area  i s 
in a sensit ive aquifer recharge zone and may con
tain slippage-prone swel l ing clays. Also, most of 
the area has poor soi ls for septic tanks. 

The Long Branch of the Accot ink Environmen
tal Quali ty Corridor (EQC) begins above the north
ern t ip of this area. The f loodplains of Long 
Branch run through the middle of the entire area 
and Newington Railroad Stat ion, a histor ic si te, is 
located in the southern part of the EQC. A VEPCQ 
right-of-way runs through the area and could serve 
as a trai l , l inking this environmental qual i ty cor
ridor to others. 

Publie Faci l i t ies 
Parks, Recreation and Open Space 
The Amberleigh and Newington Parks are 

located wi th in the sector. 

Other Public Facilities 
Other publ ic faci l i t ies located within the sector 

are the Fairfax County Water Authori ty 's eastern 
property yard site and the Newington vehicle 
maintenance faci l i ty. 

Shopping 
Community shopping faci l i t ies are provided in 

central Springf ield and in the Rose Hil l Shopping 
Center. Springf ield Mall provides regional shop
ping opportunit ies. 

Housing 
NewingtoEifRF&p Corrfder Ares 
The housing in th is predominantly vacant aree 

is in scattered locations. The units are all single-
fami ly detached wi th the exception of the town-
houses in the northeast comer of the area. 

Remainder of Seetar 
Single-family detached units and townhouses 

account for all of the housing and most of these 
uni ts are in subdivisions. There is some housing 
on large lots along Telegraph Road and Beulah 
Street. Most of the units in the sector are in good 
structural condi t ion. 

RECOMMENDATIONS 

Newington/RF&P Corridor Area 
General recommendat ions given below also ap

ply to the other port ion of this area which is 
located in Sector S7. 

A. In brief, plan the southern and western por
t ions of the area in medium-intensity industr ial 
basic employment uses, taking account of en¬
vironmental prohibi t ions and constraints which 
cannot be ameliorated by appropriate act ions; 
p lan the northeastern port ion of the area for a 
planned residential communi ty . Provide for exten
sive buf fer ing between the industr ial and residen
t ial areas as well  as creative site reclamation. 
More detai led recommendat ions fol low below. 

B. Environmental factors and constraints af
fect ing the site must  be sensit ively handled by any 
development and should be assessed through an 
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environmental impact review prior  to develop
ment. Any development should: 

1. prohibit development or al terat ion of the 
f lood plain areas; 

2. provide for the eventual reclamat ion of 
former gravel extract ion s i tes in the north
eastern port ion of the area; 

3. l imit adverse effects of development on 
the aquifer recharge zone; 

4. take adequate engineering precaut ions 
required to overcome the potent ia l dangers of 
sl ippage prone soi ls ; 

5. provide for the establ ishment of the en
vironmental qual i ty corr idor areas, using ap
propriate easements, etc.,  to secure publ ic 
access; and 

6. provide a l inked hik ing/bik ing trai l system 
through the area as part of the environmental 
qual i ty corr idors. 
C. The economic development potent ia ls of 

the area should be realized to the extent feasible. 
This most l ikely does not require the development 
of the whole of the area for industr ia l uses; indeed 
planned industr ial uses far removed from i-95 or 
the railway would not be likely  to develop. 

D. The southern and western port ions of the 
area could absorb a share of the industr ia l growth 
expected in the Springf ield Planning Distr ict  to 
1995. This object ive should be fac i l i ta ted by publ ic 
ac t ion. 

E. The valley along Cinder Bed Road north of 
the Newington Garage is appropr iate for industr ial 
use, with substant ia l buf fer ing and t ransi t ional 
open space required next  to the remaining de
tached single-family resident ia l uni ts to avoid 
adverse visual impacts . The problems of the area 
associated wi th steep s lopes, poor so i l , and 
f l o o d p l a i n s , requ i re c o n f o r m a n c e w i t h en
vironmental recommendat ions in addi t ion to 
those for the Newington/RF&P Corridor Area 
l isted above. In general, development should be 
suf f ic ient ly coordinated to ensure environmen
tal ly sensit ive const ruct ion pract ices and develop
ment in the area, especial ly away f rom areas 
designated as environmental qual i ty corr idors and 
the steep slopes  to the east. The eastward boun
dary should generally fo l low the base of these 
slopes at an elevation of 165 feet to preserve the 
integrity of these highly erodible areas. To deal 
wi th environmental concerns, the fo l lowing are 
necessary: 

1. Engineering and des ign studies prior  to 
construct ion should ensure that foot ings wi l l 
be secure enough to resist the potent ial for 
s lumping and s l id ing near s lopes. 

2. The stream in the area of parcels 27 and 
28 and the stream to the south of the adopted 
four-lane road forming the northern boundary 
of the industr ial area are designated en
vironmental qual i ty corr idors, and a protect ive 
buffer area at a m in imum of 90 feet  to each side 
of the oenterl ines of the s t reams (or larger area, 
as determined by the extent of f loodpla in soi ls) 
should be observed in order to mainta in the 
areas as environmental qual i ty corr idors. 

3. The smal l port ion of mar ine clay, approx
imately 700 feet north of parcel 27, should be 
avoided during s i te development because of i ts 
severe plastic nature. 

4. Since the soi ls have high erodibi l i ty 
character ist ics, there should be immediate 
stabi l izat ion of exposed areas, str ict construc
t ion and post-construct ion runoff controls, and 
maintenance of as much vegetative cover as 
possible to help avoid undue erosion problems. 

To ensure that the intersect ion of Cinder Bed 
Road and Newington Road wi l l operate at accep
table levels of service as prescribed by the 
Virginia Department of Highways and Transporta
t ion and the County, new industr ia l development 
along Cinder Bed Road should either improve that 
intersection, wi th government assistance in ob

ta in ing land, or put money into an escrow fund for 
that purpose. 

F. The proposed Franconia/Springfield Metro 
Stat ion and the addit ion of the Springf ield Bypass 
connect ing to Hayfield Road wil l make the north
ern part of the area accessible to the Metro rapid 
t ransi t system. The northern port ion of the area 
abuts already developed residential areas and 
could be developed res ident ia l^ , though much of 
the area in quest ion is a former gravel extract ion 
s i te. Any residential development in th is area 
should be carefully designed both to be wel l-
buffered from adjacent areas and to reclaim the 
s i te , increase its visual character and open space 
desirabi l i ty through earth berming, runoff reten
t ion ponding, and plantings and other measures. 
Development should be planned at relatively low 
overall average density, 3-4 dwel l ing uni ts per 
acre, and should be developed as a planned com
muni ty wi th a variety of unit types, large open 
spaces, and amenit ies. Residential access should 
be  to Beulah Street. 

G. Strong buffering should be provided be
tween industr ial and residential uses developed 
wi th in the area, probably using the environmental 
qual i ty corridor as a major buffer element. 
Residential areas to the north of the area should 
be well-buffered from development in the area. 

Lehigh Area , 
A. The general recommendat ions for the 

Lehigh Area presented in Sector RH4 also apply to 
that port ion of the area within th is sector. 

B. Development of the Lehigh tract west of 
Beulah Street should be studied further by the 
developer, wi th the consul tat ion of the Lee 
Distr ict Task Force, cit izens associat ions, and 
County staf f ,  to determine the best ut i l izat ion of 
the area. In addit ion, development of that port ion 
in the valley along Cinder Bed Road should meet 
the appropriate recommendat ions l isted above 
under the Newington/RF&P Corridor Area. 

C. The parcels located south of the intersec
t ion of Beulah Street and Telegraph Road which 
are planned for residential uses should be 
developed at the 3-4 dwel l ing uni ts per acre range 
and should be developed at the high end of the 
densi ty range only if a wel l- thought out unif ied 
development plan concept is submit ted showing 
residential development on the whole area which 
is sensit ive to the environmental considerat ions. 

Remainder of Sector 
A. Parcels south of Newington Road should be 

developed in residential uses at a density of 5-8 
dwel l ing units per acre, 

B. The parcels south of Hunter Estates sub
divis ion should develop in single-family uses of 4 
dwel l ing uni ts per acre. 

C. The County should ensure environmental ly 
responsible development of the parcels east of 
Telegraph Road through a planned unit develop
ment of 4 dwell ing units per acre. 

D. Subject to environmental constraints, the 
parcels south and west of the Fort Belvoir rai lroad 
spur should be developed in industr ial uses. 

E. Development adjacent to Windsor Estates 
should be al lowed to develop at the high end of 
the range only if substantial buffer ing is provided 
for that subdivision. 

F. Commercial development in the sector 
should be l imited to those parcels currently 
shown on the adopted Area IV Plan map for such 
use, 

G. The area planned for commercial develop
ment in the southeast quadrant of Backl ick Road 
and Newington Road should be developed in such 
a manner as to have its major access by way of 
Newington Road. There shouid be no median cut 
provided along Backlick Road to the subject pro
perty. 

H. The smal l area (parcels 91-3 ((1)) 8,9 and ((4)) 
1-3) on the west side of Beulah Street adjoined on 
two sides by the Windsor Park townhouses is 
appropriate for residential development at a den
si ty of 4-5 dwel l ing units per acre, wi th coor
dinated, safe access to Beulah Street and provi
s ion for w iden ing and straightening Beulah Street 
as part of the development. If, in addi t ion to th is, 
there were substant ia l parcel consol idat ion and 
an ef fect ive landscaped open space buffer provid
ed a l o n g Beu lah S t ree t , deve lopmen t in 
townhouses at a density of up  to 8 dwel l ing units 
per acre may be appropriate. 

I. Remaining vacant parcels should develop in 
residential uses at 3-4 dwel l ing uni ts per acre. 

J . The Mount Air historic mansion, related out
building and surrounding site vegetation should 
be maintained and preserved to reflect the 19th 
century character of the site. In addition to the use 
of restrictive easements or revolving funds to help 
protect Mount Air, development on adjacent sites 
should orient development so as to compliment 
the historic property and provide the necessary 
landscape buffer zones to effectively reduce 
adjoining architectural and traffic impacts. 

Public Facilit ies 
Parks, Recreation and Open Space 
A. Newing ton Park and Amber le igh Park 

should be developed. 

Environment 
A. The Accot ink Creek Environmental Quali ty 

Corridor should be preserved. Addi t ional port ions 
of it shou ld be acquired. 

Transportation 
A. The t ransportat ion recommendat ions for 

th is area are included in the Transportat ion sec
t ion of the Plan. 
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S7 SPRINGFIELD EAST COMMUNITY 
PLANNING SECTOR 

A port ion of the Newington/RF&P Corridor area 
is located wi th in th is sector and is designated by 
the shading on the sector map. 

Land Use 
Regional Center and Metro Area 

This area includes those propert ies in the 
southeast quadrant  of the l-SS/Franconia inter
change south and west  of the Springf ield Mal l and 
Springf ield Forest subdivis ion as well  as lands 
east of the latter, a long the RF&P right-of-way. In 
th is area, the current uses are most ly heavy in
dustry, sparsely developed and deteriorat ing 
resident ial , and vacant land. The RF&P right-of-
way, extending south-southwesterly through this 
quadrant of the area, is a key character ist ic of the 
sector. The right-of-way is below the grade of sur
rounding lands, which helps to buffer the undesir
able aspects of its presence, and it provides a 
potent ia l right-of-way for l inking Metro to one of 
Fairfax County's planned regional centers. 

Newington /RF&P Corridor Area Port ion 
The area contains some industr ial uses and 

substant ia l vacant land. 

Remainder of Sector 
Most of the remaining area is developed in 

residential and commercia l uses. Residential 
uses in the sector inc lude the single-family sub
div is ions of Springf ield Forest and Loisdale. 
Springf ield Mat! and the of f ice/motel complex  on 
the west side of Loisdale Read comprise the ma
jor commercial uses in the area. 

Residents in th is area feel that Franconia 
Read, which is a six-lane divided faci l i ty through 
the sector, has s igni f icant negative impact  on the 
communi ty . The high volumes of t raf f ic which 
uti l ize th is road generate air pol lut ion and high 
levels of noise. In add i t ion , the residents feel that 
the road is a formidable barrier which separates 
the communi ty from Its nearby intermediate 
school and high school . In part icular, the road now 
l imi ts pedestrian and bike access to and f rom the 
sector at its northern edge. 

Transportat ion 
Loisdale Road, a two-lane road which parallels 

I-9S from Newington  to Franconia Road, is cur
rently being used for industr ia l t r ips generated by 
the expanding industr ial area at Newington and 
for shopping tr ips at t racted by Springf ield Mal l . 
Any improvement of this road must consider the 
negative impact of already exist ing t raf f ic on the 
Loisdale Estates subdivision and the fact that 
road improvements in the area of th is subdivision 
would require the removal of the trees which cur
rently buffer the subdiv is ions from 1-95. 

In addi t ion to Loisdale Road, access to the sec
tor is a lso provided by Newington Road, 
Franconia Road and I-9S, wi th rail freight access 
provided by the RF&P Railroad. No highway 
improvements are currently programmed wi th in 
th is sector. 

Traff ic circulat ion around Springf ield Mal l is a 
problem and must be addressed as part of a cir
culat ion plan for the greater Springfield area. 

Bus service is available along Franconia Road. 

Environment 
The port ion of the area southeast of the Shirley 

Highway/Franconia Road intersect ion is located 
in the Aceotlnk watershed and, specif ical ly, con
tains the upper tr ibutaries of Long Branch. The 
stream valleys of these upper tr ibutaries cover 
most of the central and eastern port ion of this 

quadrant. The headwaters of the Long Branch of 
Accot ink Creek form the basis of an environmen
ta l qual i ty corr idor in th is area. Vegetation and 
wi ld l i fe habitats along the stream enhance the 
open space system. 

Portions of the area are located In the Coastal 
Plain geologic province wi th in an aquifer recharge 
zone and may contain slippage-prone swel l ing 
slay soi ls. These factors usually also indicate 
poor suitabi l i ty for septic tank systems. 

Public Faci l i t ies 
Schools 
Forestdale Elementary School is located wi th in 

the sector. 

Parks, Recreation and Open Space 
Loisdale Park is located within the sector. 

Shopping 

Community shopping faci l i t ies are provided in 
central Springfield. Springfield Mall provides a 
regional shopping opportunity to the sector. 
However, traff ic congest ion and circulat ion prob
lems in the area present access problems to these 
commercial centers. 

The shaded area represents the 
Newington/RF&P Corridor Area. 

Housing 

All of the housing in the sector is single-family 
detached, mostly wi th in subdivis ions. There are 
some older single-family units east of Springfield 
Mall and along Franconia Road. The structural 
condi t ion of housing is generally good. 

Springf ield Regional Center Concerns 
it  is the intent  of the Plan, and for that mat ter of 

the prevision of the regional center at i ts locat ion, 
that the regional center and the Springfield CSO 
work compat ibly and harmoniously; that shopping 
and related act ivi t ies of a scale appropriate to the 
Springf ield immediate vicinity be provided by 
stores, shops and uses wi th in or around the 
Springfield CBD; and that the act iv i t ies of the 
regional center draw f rom a much larger port ion of 
the County. The regional center should be seen as 
one element of the countywide network of 
regional centers. The Springf ield regional center 
is not yet at i ts operating peak because of i ts in
complete nature (having land st i l l available for 
development  to the west of Loisdale Road, south 
of Spring Mall Road, and east of Frontier Drive). 

The size of Springfield Mall and the adjoining 
of f ice/motel complex certainly just i f ies the term 
regional center. However, other uses, both com
mercial and noncommercial , which are intended 
for the regional center are not yet in place. The 
regional center is somewhat inaccessible f r om 
the region that it is intended to serve, under
scor ing the need to cont inue the development of a 
truly regional center in a pattern that unites parts 
of the region. Further growth of the center must 
provide for internal circulat ion and for a sense of 
relat ionship among uses and, where possible, 
should relieve rather than compl icate already 
exist ing problems of the regional center. 

South of the shopping mall and just north of 
the spur rai lroad l ine, the predominant land use is 
now industr ial . The activi ty here is chief ly a large 
General Services Admin is t ra t ion warehouse 
operation and' a heavy industry manufactur ing 
plant. Neither of these is a part icularly desirable 
use in close proximity  to a regional center and/or a 
rapid transit operat ion. For that reason, the edge 
between these two conf l ic t ing uses becomes a 
source of concern. 

The interface between the regional center's 
rather intensive planned uses and exist ing low-
density subdivision uses on the immediate east 
and, beyond the industr ial area, to the south are 
also a point of concern. Tradit ional regional 
center development and local economics seem to 
indicate that bui ldings of medium- to high-rise 
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character should account for at least a port ion of 
the development expected in the regional center. 
However, wi thout spacing, buf fer ing and design, 
such tal l structures can present an adverse im
pact on nearby exist ing low-rise residential 
development. 

The extent of vacant acreage and the very c lose 
proximi ty of the regional shopping faci l i ty com
bine  to provide  an unusual oppor tun i ty for a coor
d inated regional center served by both a Metro 
s ta t ion and major highway fac i l i t ies. 

Traf f ic c i rculat ion around Spr ingf ie ld Mall is 
extremely poor because of the many turn ing 
movements wh ich are necessary, a l though provi
s ion of improved access to the regional shopping 
center wi l l relieve some of the t ra f f ic congest ion 
and air po l lu t ion caused by shopping traf f ic . 

The proximity of the interchange is in large part 
a cause of congest ion enter ing and leaving the 
center, as it a lso serves nonshopping local t ra f f i c , 
through t raf f ic , and shopping t ra f f i c headed for 
the CBD. Also, the congested pr imary intersect ion 
of the CBD, immediately west of Route 644's inter
change wi th Shirley Highway, not only s lows down 
t raf f ic but in some cases results in stopped t ra f f ic 
being backed up through the intersect ion. This 
has predictable ef fects on t raf f ic t ry ing to turn in
to or out from the regional center. 

Recommendat ions concerning the regional 
center, the communi ty center and the stable areas 
surrounding them, all must so lve the transporta
t ion access problems to the regional center in 
order to make it actual ly funct ion in that role. This 
speaks only to access by car or bus, neglect ing for 
the moment the rapid transi t service which is 
scheduled to be provided in the future. The inter
face between au to and bus t raf f ic  to the Metro sta
t ion and other t ra f f ic  t o the regional center for 
shopping and other purposes must  be resolved. In 
addi t ion, the movement of pedestr ians and 
b icyc l is ts between the Metro s ta t ion and the 
shopping mal l must be fac i l i ta ted, not just en
abled. The scale of the present development, the 
probable scale of future uses in the regional 
center, and the physical barriers surrounding the 
center (the RF&P Railroad on the east, the spur 
rai l road line and industr ial area  on the south , 
Shirley Highway on the west and the heavily 
traveled Franconia Road on the north), all work 
together to restr ict direct pedestr ian/bicycl ist ac
cess to and wi th in the s i te . 

Franconia/Springfield Metro Station Area 
Concerns 

The proposed Metro s tat ion is planned for a 
s i te at the northwest edge of the RF&P Railroad, 
south of Melia Street in the Spr ingf ie ld Forest sub
div is ion. 

The primary conf l ic t of the s i te is the relation
ship of Metro at that si te to i ts role wi th in a 
regional center. It has been s tated earlier that 
Metro 's most ef f ic ient mode of operat ion is the 
service of concentrat ions of people and act iv i t ies, 
for t r ips made largely wi thout encumbrances such 
as packages of any type. In providing rapid rail 
t rans i t service  to a regional center, whose main 
focus at this t ime Is the Springf ield Mali regional 
shopping center, Metro is providing ready access 
to a type of act iv i ty not current ly planned at or 
near any other s tat ion in Fairfax County. 

Whi le Metro is perhaps not ideal ly sui ted for 
shopping tr ips in wh ich one expects  to be carrying 
packages, it wou ld be extremely beneficial for the 
home-to-work and return trip of those employed at 
the regional center. 

A second source of potent ial problems which 
should not be overlooked deals w i th the visibi l i ty 
of Metro-related development at the regional 
center. Transit s tat ion const ruct ion, construct ion 
of the Bypass bridge over 1-95 and related roads, 
addi t ional development of the regional center in
c lud ing residential and of f ice st ructures, al l wi l l 

serve to create an Increased vis ibi l i ty or sense of 
presence of the regional center. 

Another source of conf l ic ts wil l  be the addi t ion 
of Metro-related tr ips on an already deplorable cir
culat ion system in the area, wh ich wi l l receive 
many more tr ips in the future f rom other 
generators. Development of th is area must resolve 
the adverse impacts wh ich ra i l , auto and 
pedestrian t raf f ic can each have on the other. Wi th 
Metro trains arriving every four minutes or so, 
thousands of oars daily coming to and from the 
area  to bring or pick up riders in connect ion wi th 
Metro, thousands of other cars coming through 
the area in relation to nontransit-related tr ips  to 
the regional center, and other thousands of cars 
passing through wi thout s topping at either the 
regional center or the transi t s ta t ion, the volumes 
of auto t raf f ic and transi t t ra f f ic cou ld be con
siderably higher and potent ial ly qui te hazardous 
at some locat ions. Coupled wi th these auto con
siderat ions is the need to provide pedestr ian and 
bike access to and through the Metro area, prin
cipal ly to link the transit s tat ion and the regional 
center and to allow close-In residents access to 
either wi thout the exclusive use of automobi les. 

An addit ional source of potent ia l problems 
results from the proximity of both the regional 
center and the proposed Metro stat ion to exist ing 
development, particularly the Springf ield Forest 
subdivis ion. Located immediately north of the pro
posed Metro stat ion s i te, th is area of single-family 
detached uni ts wil l be direct ly af fected ,by the 
Metro-oriented development that is l ikely  to occur 
to the east and west of the subdiv is ion. If adverse 
impact is  to be-minimized, it wi l l  be necessary^o 
provide suf f ic ient buf fer ing and open space that, 
in essence, defines the edge between exist ing 
low-density uses and the higher dens i ty , Metro-
oriented or regional center-oriented uses. • 

A problem arises in consider ing the nature of 
improvements that are needed, the cost , 'the ex
tensive disrupt ions to exist ing patterns, and the 
schedul ing and funding of these w i th in the l imita
t ions of the budget ing of the Virginia Department 
of Highways and Transportat ion. 

While the site is potent ial ly wel l - located wi th 
respect  to the regional center under development 
there, access is extremely l imited unt i l one or 
more access improvements are made. The major 
one, the Springfield Bypass, wil l br ing t raf f ic f rom 
the Pohick area over 1-95 to the planned stat ion 
si te. The t iming, construct ion and design of this 
and related road improvements is another major 
problem. 

RECOMMENDATIONS 

Springfield Regional Center 
A. The regional center should conta in noncom

mercial as well as commercia l uses, located and 
designed to provide maximal ly for a well-designed 
internal c i rculat ion pattern for buses, autos, 
bicycles and pedestrians, and including access to 
the Metro stat ion. 

B. Al though the tracts west of Loisdale Road 
across from the shopping mall are currently plan
ned for o f f ice uses, there is presently an abun
dance of of f ices exist ing or under development to 
serve Springfield. 

Mid-  to high-rise of f ice uses of the t racts, 
coupled wi th low-rise service uses such as banks, 
restaurants, and simi lar structures, would appear 
to be a preferred use of the tracts. Perhaps mixed 
residential /commercial /off ice uses in mult istory 
structures would be appropriate. 

Entrance to and exit f rom the area should be 
evaluated as part of the overall c i rcu lat ion plan of 
the area. Any traf f ic generated by these tracts 
should not be al lowed to turn left go ing north on 
Loisdale Road; instead such t ra f f ic should use 
Loisdale Court to Loisdale Road and proceed to 
Franconia Road via either Frontier Drive or 
Loisdale Road. 

Development of the t racts primari ly in retail 
commercial uses could be al lowed if: 

1.  an adequate t raf f ic c i rculat ion plan for 
the area is in ef fect; 

2. a schedule and strategy for implementa
t ion of that plan has been approved by the 
County and VDH&T; 

3. such uses would not s igni f icant ly in
crease the t raf f ic problems of the area; and 

4. development in such uses would further 
the achievement of good t raf f ic c i rculat ion in 
the area. 
C. Development of the vacant acreage be

tween Springf ield Forest and Frontier Drive 
should be l imi ted to residential uses not ex
ceeding 10 units per acre. This type of develop
ment would be consistent wi th the iow-profi le 
Springf ield Mall structures whi le st i l l providing ef
fect ive t ransi t ion between the mall and adjacent 
single-family structures in the Springfield Forest 
subdivis ion. 

D. Along the Springfield Bypass, development 
should be primari ly Metro-related residential and 
of f ice uses in medium-to high-rise structures 
designed wi th three considerat ions in mind: ef f i 
ciency of access to and f rom the Bypass and the 
Metro area; understanding of the engineering 
l imi tat ions of the site to assure that adequate 
preparat ion is made for whatever structures are 
placed there; and, where possible, use of a design 
approach that recognizes the adverse impact of 
the heavy industr ial uses immediate ly south of the 
regional center. In the long run, nonretai l aspects 
of a regional center should expand into the area 
and the manufactur ing and storage activit ies at 
that si te should be relocated to a more appro
priate si te. In such redevelopment, the s i t e -
perhaps including some of the bu i ld ings—should 
be redeveloped in a combinat ion of resident ial , 
publ io/semipubl lc, and employee-intensive in
dustr ia l uses appropriate  t o both Metro access 
and a regional center. 

E. An environmental qual i ty corr idor should be 
establ ished along the upper reaches of the Long 
Branch of Accot ink Creek. 

Franconia /Springfield Metro Station Area 
A. The Area IV Plan endorses the location of 

the adopted regional system planned Franconia/ 
Springf ield Metro Stat ion at the southern t ip of 
Springf ield Forest subdivision adjacent  to the 
RF&P right-of-way, sub jec t  to provision of 
necessary access. Considerat ion should be given 
also to provision of a commuter rail terminal in the 
same vicinity, located and designed to permit 
r idership transfer between modes. 

B. South of the Springf ield Bypass imme
diately west of the Franconia/Springfield Metro 
Stat ion would be an appropriate locat ion of a bus 
garage. The faci l i ty should have ini t ia l access via 
Frontier Drive extended w i th addi t ional access  to 
the Springfield Bypass after its const ruct ion. A 
f i f ty-foot buffer wi th earth berms wi th plant ing 
and fencing is recommended for the northern 
edge of the property. The buffer wi l l help to sup
port the Area IV Plan recommendat ions for the 
property immediately to the north. 

C. The design of the Metro stat ion should be 
oriented as strongly as possible to compat ib le in
ter fac ing wi th the remainder of the regional center 
and  to safe interfaces w i th the proposed 
Springf ield Bypass serving the stat ion area. 

D. Metro stat ion parking should be oriented 
away from the Springfield Forest subdivision in
sofar as possible, with the stat ion itself designed 
so that pedestrian and bicycle access from the 
subdivision to the Metro plat form is provided over 
a safe corridor. Such access should not be in a 
right-of-way so apparent that it would lead 
nonresidents of Springfield Forest to enter and 
park on subdivision streets as a short cut  to the 
Metro stat ion. 
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E. East of Springf ield Forest, the land should 
be used for the fo l lowing related uses: 

1. a communi ty park and a buffer zone; and 
2. t ransi t ional o f f i ce and Industrial research 

faci l i t ies, in a planned development center, for 
the area east of the road which accesses the 
si te. The development plan for such POC uses 
should restr ict off ice/ industry uses to the 
southern and eastern port ions of the tract and 
away from frontage on Franconia Road. 

If the property f ront ing on Franconia Road is 
developed separately and independently f rom the 
remainder of the area, a church s i te or s imi lar low-
intensity semi-publ ic use would be wi th in the in
tent of the p lan. Another use which could  b e made 
of that property would be residences at 2-3 dwel l 
ings per acre wh i ch wou ld be adequately compat i 
ble wi th the adjo in ing Zekan Vi l lage subdivision. 
In accordance wi th the County 's Subdivision and 
Si ts Plan Ordinances and in response to the Coun
ty's Plan for the southern part of the area, develop
ment of the frontage shouid provide for good 
access to the south. 

F. If locat ion and design of the access road
way results in land remaining available for 
development west of the roadway in addit ion to 
the recommended park and buffer, any such 
development should be in low-density residential 
uses in cluster design, wi th no access to the 
exist ing street pattern in Springfield Forest. 

G. Some use and densi t ies recommended for 
th is sector are more intense than would be the 
case if t ransi t related faci l i t ies were not planned 
for this area. Development of such uses and den
si t ies in those areas should wait unt i l construc
t ion of Metro Is suf f ic ient ly near  to just i fy them. If 
a Metro s ta t ion wi th in the sector ever ceases  t o be 
in aceord w i th County pol icy. Sector S? wi l l need 
to be replanned. Wi th in that t ime frame, the aree 
directly east and south of Springfield Forest 
extending  to the RF&P Railroad should not be 
developed other than in residential uses which: 

1. are compat ib le w i th Springfield Forest; 
a. recognize the poor access te the area; 
3. are consistent w i th the locat ion of the 

RF&P Rai lroad along one edge; and 
4. make adequate provision for the narrow 

width of the area. 

NwsiBgien/RF&P Corridor Area Portion 
The general recommendat ions for the Corridor 

Area, which are presented in Sector S6, apply to 
the Corridor Aree port ion in th is sector. 

Remainder of Sector 
A. The tract south of the Forestdale Elemen

tary School between Frontier Drive and Elder 
Avenue (90-2 86-89, 90A, 94-86)  i s planned for 
medium-density residential use at 3-12 dwell ing 
units per acre, wi th a densi ty above 8 dwel l ing 
units per acre possible only wi th substant ial 
parcel consol idat ion, access l imited only onto 
Frontier Drive, and landscaped screening adja
cent to areas planned or used for lower density 
residential use. In the event that the tract is 
substant ial ly consol idated for the purpose of 
coordinated development, an opt ion for low-
intensity o f f ice use shal l  be considered under the 
fol lowing condi t ions: 

1. access would be only to Frontier Drive; 

2. a substant ia l landscaped buffer would 
be provided next  to Elder Avenue; and 

3. the o f f i ce bui ld ing, related parking and 
l ight ing would be attractively landscaped and 
situated in such a way as to have no adverse 
impac t on nearby, ex is t ing or p lanned 
residential development. 
B. The present character of the development 

nor th of the complex area should be strengthened 
through single-family development of the tracts of 
land north of the Springfield Forest subdivision, 
t o t sizes immediately adjo in ing Springfield Forest 
subdivision lots should be compatible with them. 

C. The vacant parcel wi thin Loisdale Estates 
should remain in open space uses. 

0. The primary planned use of parcel 90-4 ((1)) 3 
is for residential development at 2-3 units per acre. 
Consideration should be given to the use of the 
parcel for park purposes. 

A third development opt ion for the property 
is transit ional low-rise of f ice use. Such transi
t ional low-rise of f ice use would serve as an 
appropriate transi t ion between the l ight industrial 
property to the south and the stable low-density 
residential communi ty to the north. However, the 
fol lowing condit ions must be sat is f ied by the 
developer 

1. the provision of a substant ia l land
scaped open space buf fer wh ich would 
e l i m i n a t e v i s u a l i m p a c t u p o n n e a r b y 
residences to the north; 

2. the l imi tat ion of the low-rise o f f ice units 
to a height which is compat ib le wi th nearby ex
ist ing and planned act iv i ty to the north and 
east; 

3. the provision of signs, whose size, 
character and locat ion are compatible wi th and 
result in no adverse visual impact upon nearby 
residential uni ts. 
E. Light industrial uses should be developed 

on the parcels south of Loisdale Park between 
Loisdale Road and the flF&P. 

F. The exist ing single-family development in 
the sector should be strengthened through pro
hib i t ion of any further commercial development in 
the Franconia Road corridor. 

Pufelie Faci l i t ies 
Partes, Recreation end Open Space 
A. Loisdale Park should be developed in accor

dance with its master plan. Parcel 90-4 ((1)) 3 
should be added to the Loisdale Park. 

8. Acquire and develop a communi ty park in 
the Springfield Forest area at the earl iest possible 
t ime. 

Environment 
A. The Accot ink Creek Environmental Quality 

Corridor should be protected in the sector. 

Transportation 
A. The transportat ion recommendations for 

th is area are included in the Transportat ion 
sect ion of the Plan. 
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S8 MONTICELLO WOODS COMMUNITY 
PLANNING SECTOR 

CITY OF 
ALEXANDRIA 

FRANCONIA ROAD 

This shaded area represents the proposed 
site of the Beltway Metro Station. 

This sector contains a small commercia l area, 
shaded in the lower left port ion of the sector map 
and the proposed si te of the Bel tway Metro sta
t i on , shown in shading in the upper r ight hand 
corner. 

Land Use 
In the commercial segment, uses include smal l 

loca l convenience stores, an o f f i ce bui ld ing, a 
large restaurant, and a Savings and Loan. One 
parcel in the center of the segment is vacant. 

The Beltway Metro Stat ion s i te is vacant. The 
rest of the sector pr imari ly cons is ts of single-
fami ly detached homes, a townhouse develop
ment , and schools and parks. There are a number 
of o ther undeveloped parcels inc lud ing one parcel 
east  of Ki tson Lane and two inaccessib le parcels 
in f loodp la in north of 1-95 and south of the 
Southern Railroad. 

Transportation 
Access to the sector is f rom Franconia Road 

and Commerce Street. The sector has excellent 
bus service to the metropol i tan core and easy 
access  to 1-95. If the Beltway Metro Stat ion is 
developed, the sector wi l l be provided excellent 
t ra in serv ice as wel l . The high vo lumes of traf f ic 
on 1-95 and Franconia Road adversely impact the 
sector due to air and noise po l lu t ion. 

The key t ransportat ion problems facing the 
sector are congest ion on Franconia Road, par
t icu lar ly when the Spr ingf ie ld Mal l is open, and a 
lack of a pedestrian bicycle cross ing across Fran
con ia Road. The parks and schools in this sector, 
and those being developed in the Beltway area, 
draw considerable numbers of young people for 
soccer, swimming, L i t t le League basebal l , tennis 
and schoo l act ivi t ies. Bikeways have been plann
ed  t o give addit ional access to these areas. Key to 
developing this system successfu l ly is a traff ic 
l ight w i th a pedestrian control at the intersection 
of Thomas- lnwood Drive/Franoonia Road; and a 
pedestr ian crosswalk and l ight control at the in
tersect ion of Frontier Drive/Franconia Road. 
Bikeways have also been p lanned, in the Lee and 
Spr ingf ie ld trai ls plans, to provide access  to shop
ping areas and access to the Bel tway Metro Sta
t ion . 

Public Facilit ies 
Schools 
The Spr ingf ie ld Estates Elementary, Key 

Intermediate and Lee High Schools are located 
wi th in the sector. 

Because of a substant ia l underenrol lment at 
the e lemen ta ry s c h o o l ,  an o p p o r t u n i t y is 
presented for general communi ty use of the 
bui ld ing. 

Parks, Recreation and Open Space 
The fo l lowing parks are located wi th in the sec

tor: Franconia, Lee High, Mont icel lo Woods, 
Trai ls ide, and Backl ick Stream Valley.  As part of 
the adopted countywide t ra i ls plan, trai ls are 
planned to link parks of this sector. 

Shopping 
Cen t ra l S p r i n g f i e l d , F r a n c o n i a and the 

Springf ield Mall provide shopping faci l i t ies. Due 
to extreme traf f ic congest ion, access to these 
areas is d i f f icu l t . 

Beltway Metro Station Site 
The si te is located in the Cameron Run water

shed and contains part of the Cameron Run Envi
ronmental Qual i ty Corridor. The site is currently 
covered w i th trees, is located in f loodpla in, is in a 
cr i t ical aquifer area, and has sl ippage-prone soils 
of the Coastal Plain geologic province. 

The service area of the s tat ion is designed to 
be the 1-95 corridor, and west of 1-95 in the 1-95 cor
ridor. Access to the stat ion is planned to be from 
the eastbound lanes of 1-95, wi th egress f rom the 
stat ion to the westbound lanes of 1-95. 

Between the stat ion site and developed homes 
to the west l ies the 55-acre Franconia Park, pro
viding adequate buf fer ing of uses. Buffer ing bet
ween the stat ion and the park can be provided by 
retention of trees on the Metro site. South of the 
stat ion is a vacant parcel of about 30 acres. 

No roads wil l l ink the stat ion site to Franconia 
Road or surrounding residential areas to avoid 
adverse impacts on already crowded local streets. 
S e r v i c e is e n v i s i o n e d  t o s u r r o u n d i n g 
neighborhoods via a bicycle trai l to the s tat ion. 

There are two principal issues involving this 
si te. First, access f rom 1-95 to the site may not be 

permit ted. Second, the stat ion may be deleted 
f rom the Metro system. These c i rcumstances 
occurr ing, development of the parcel must ful ly 
provide for environmental and t ranspor tat ion 
factors. 

RECOMMENDATIONS 

Land Use 
General 
A. The number  o f faci l i t ies wi th in th is sector 

which draw t raf f ic have created congest ion and 
dangerous condi t ions on major internal arter ies. 
Any development proposals for vacant land must 
give careful considerat ion to these condi t ions. 

B. The s tab le s ing le - fami l y deve lopmen t 
character of the sector should be mainta ined by 
single-family inf i l l of vacant t racts of land not 
recommended or already zoned for other uses. 

C. Because of congest ion along Franconia 
Road and the need to preserve the single-family 
nature of the sector, no further commercia l 
development should be permitted in this sector 
along Franconia Road except in the CBD segment. 
The parcel zoned C-7 adjacent  to Commerce 
Street would best be developed as a motel . 

D. The vacant land  to the south of the Metro 
stat ion is narrow, abuts the RF&P Railroad, and 
wil l require careful planning to avoid impact ing 
already establ ished neighborhoods. Nonresiden
t ia l uses would be completely at variance wi th 
exist ing development. High-density development 
would impact adversely already heavily used Fran
conia Road. Clustered residential development, 
buffered from Metro stat ion development, in the 
2-3 dwel l ing uni ts per acre density range, is recom
mended. The development should be designed for 
compat ib i l i t y w i th the adjo in ing resident ia l 
development and should not create added conges
t ion wi th in the sector or along Franconia Road. 

E. Because the number of fac i l i t ies wi th in th is 
sector which draw traf f ic have created congest ion 
and dangerous condi t ions on major internal 
arteries, any development proposal for vacant 
land must give careful considerat ion to these con
di t ions and must show that it wi l l not unduly 
af fect internal t ra f f ic condi t ions. 
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A. The station should be constructed as pro
posed, in the southwestern quadrant of the 
Capital BeltwayrRF&P Railroad crossing, with 
a c c e s s and egress from the station limited to that 
portion of the Beltway west of the station. 

B. The development of the Metro site should 
provide adequate buffering for the adjacent park. 

C . Res ident ia l and employment center 
development are not recommended in conjunction 
with the Beltway station, recognizing its primary 
role to gather efficiently large numbers of 
motorists for transfer to rapid rail transit. 
However, the County may wish to evaluate care
fully any proposal for appropriately scaled 
nonintensive development at the station that 
would complement the primary use; for example, 
low-intensity auto service uses In connection with 
the storage of transit riders' vehicles during the 
day, or a small office building for uses which can 
be shown to have some necessary relationship to 
a busy but not intensively developed transit area. 

0. If the Metro station is not developed, the 
tract should be developed in the 2-3 dwelling units 
per acre density range with due regard for 
environmental factors. 

Parks, Recreation and Open  l , 
A. Complete the development of Lee High Park 

in accordance with its master plan. 
S. Develop Franconia Park in accordance with 

its master plan. 
C f̂DAftfÂdA (9AAf*AA£adE=« boiBdlfi tea AAAAtûAmAA • ptovoqc recreanon (rests in acGOioance w i n 

th© countywide trai ls pfiaft 
P. Provide a d e q u a t e s c h o o l r e c r e a t i o n 

fac i l i t ies and insure prop®3 maintenance of school 
grounds for recreation uses. 

&> P U S I B S R ins ?©i sowing unaevGiopSu parcels trs 
open space.- 81-1 «1» part 10 and 10O, 10D and 
101; 81-1 ((g)) part 7; and 8 1 ^ «1)» 1 and S. 

A. Strong considerat ion must  be given to the 
potent ial impacts of vehicle noise and pol lut ion 
resul t ing f rom land use decis ions in th© sector. 

S. The lateral s t reams of Cameron Run, the 
parkland, and other environmental resources iden-
tlriOo oy area feSIGBnTS SffiOUlG q@ protected as 
part of th® Cameron Bun Environmental Quality 
Corridor, 

A. The t ransportat ion recommendat ions for 
th is sector are included in th© Transportat ion 
sect ion of" the Pfan, 
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S9 BEULAH COMMUNITY 
PLANNING SECTOR 

Land Use 
The sector has low- and medium-density 

residential uses in addi t ion to commercial uses. 
The low-density residential uses in the northeast 
corner of the sector are experiencing pressure 
f rom increasing commerc ia l development in this 
area. At the northeast t ip of the sector, there is a 
concentrat ion of commerc ia l uses, churches and 
other publ ic uses as wel l as residences. 

Transportation 
Franconia Road, Beulah Street, and Fleet Drive 

are the major roadways in this sector. Bus service 
is available along Franconia Road. 

Public Facilities 
Fire and rescue services are provided by the 

Franconia Fire Stat ion, Company #5. Governmen
tal services, including pol ice, are available to the 
sector at the Franconia Governmental Center. 

Shopping 
Central Spr ingf ie ld, the Rose Hil l Shopping 

Center, and the Franconia Shopping Center pro
vide community- level shopping faci l i t ies to the 
sector . Regional shopp ing is avai lable at 
Springf ield Mal l . 

Housing 
The sector contains single-family units and 

townhouses, but no apar tments. 

RECOMMENDATIONS 

Land Use 
A. Parcel 91-1 ((1)) 11 was the subject of a court 

order direct ing the County  to grant industr ial zon
ing. The requested rezoning was f i led prior  to con
siderat ion of a major Bypass route extending 
across the southern edge of the parcel  to link 
Beulah Street w i th a proposed Metro stat ion. In 
l ight of the intended Bypass construct ion and ex
cel lent Metro access, the owners of the parcel 
may wish- to amend their zoning request from in
dustr ia l uses. If that should occur, the parcel 
wou ld be wel l located for townhouse develop
ment. 

Medium-density uses are also recommend
ed for the assembled remainder of parcels 91-1 
((1)) 12 through 22, after a corridor for the Bypass 
across those parcels is selected. 

Whether parcel 11 develops industrial ly or 
residential ly, there should be well-designed in
terior c i rculat ion wi th l imi ted direct access to the 
Bypass. The medium-density project on parcels 12 
through 22 should develop no direct access to the 
Bypass. 

B. Low-densi ty res ident ia l uses—PDH or 
c luster at 4 dwel l ing uni ts per acre—are recom
mended for the area north of Lewin Park, to in
c lude parcels on both sides of Walker Lane. The 
ent ire area should be developed as a single pro
ject with part icular at tent ion paid to exist ing 
homes on Walker Lane and the VEPCO easement 
on the south side of the street. 

C. Industrial uses are recommended north of 
the Walker Lane residential cluster, including the 
warehouse project already in existence along the 
north side of Gravel Avenue. The acreage shouid 
be oriented to an industr ial access road similar  to 
Gravel Avenue rather than to individual unit 
access onto Fleet Drive. 

D. Commercial of f ice (C-2 zone) development 
is recommended for the vacant parcels between 
old and new Franconia Roads immediately east of 
the RF&P right-of-way, wi th buffering to the new 
roadway and access f rom the Old Franconia 
Road. 

E. Medium-densi ty res ident ia l development 
should be al lowed northeast of Fleet Drive. ; 

F. Should redevelopment occur in the Fran
conia Road/Beulah Street/Grovedale Drive tr iangle 
toward the end of the Plan t ime f rame, a planned 
unit development approach is recommended wi th 
residential uses of eight  to twelve dwel l ing units 
per acre, o f f i ce uses, retail commerc ia l uses and a 
local-serving park. Housing for the elderly would 
be appropr iate for the residential port ion of the 
recommended development, because of the 
avai labi l i ty of commerc ia l , governmental, and 
pub l i c / sem ipub l i c f a c i l i t i e s w i t h i n a shor t 
d is tance of the si te. Addi t ional development 
w i th in th is area should preserve the wooded 
nature of the tract and should be designed for 
max imum compat ib i l i ty between residential and 
nonresident ial uses. Access to any development 
in the interior of th is t r iangle should be from 
Beulah Street or Grovedale Drive. 

Public Facilit ies 
Parks, Recreation and Open Space 
A. Land should be acquired for a park to serve 

f u t u r e r e s i d e n t s w i t h i n t h e F r a n c o n i a 
Road/Beulah Street/Grovedale Drive tr iangle. 

B. A community ' park should be provided to 
meet the recreation needs of the stable area 
residents of the sector. 

Environment 
A. The Accot ink Creek Environmental Quali ty 

Corridor should be protected in Section S9. 

Transportation 
A. The t ransportat ion recommendat ions for 

th is sector are included in the Transportat ion 
sect ion of the Plan. 

433 

Fairfax County Comprehensive Plan, 1984 Edition - Area IV



SPRINGFIELD COMMUNITY 
BUSINESS DISTRICT 

The Springfield Communi ty Business District 
(CBD), the tradit ional Springf ield downtown, con
tains nearly 17S acres of land in Sectors S2, and 
S4, at the intersect ion of I-9S (Shirley Highway) 
and Route 644 (Old Keene Mil l Road-Frartconia 
Road). 

Land Use 
The predominant current land use is commer

c ia l ,  as the area was del ineated along substan
t ial ly the current commerc ia l /noncommerc ia l 
boundary. However, the area north of Old Keene 
Mil l Road conta ins some vacant land lying most ly 
between the Springf ield Plaza Shopping Center 
and the commercial uses along the west side of 
Backl ick Road. The area south of Old Keene Mil l 
Road contains some vacant land as well as more 
than SO commercial ly used acres and a few non
commercial uses. 

The area north of Old Keene Mil l Road is l inked 
to the east side of i-95 by the Commerce Street 
overpass, a two-lane faci l i ty over I-9S which also 
serves as a commercial frontage street. 

Both sides of the Old Keene Mil l Road/Backlick 
Road intersect ion is characterized by a number of 
shopping centers interspersed throughout the 
area, each wi th i ts own large parking lot. Several 
single structures such as banks, restaurants and 
of f ice bui ld ings occur in random locat ions along 
the internal road network of the quadrant. 

The area south of O ld Keene Mil l Road also is 
splt t  by Back l i ck Road and is characterized by 
str ip commercia l uses, many In individual struc
tures, along Backl ick Road and Old Keene Mil l 
Road. 

C&eraeterof Am .CBO 
The present Springf ield CSD lacks a unif ied 

theme or image. If is most ly a col lect ion of com
mercial and related uses grouped beside an ex
cessively busy and dangerous intersect ion, wi th 
heavy rel iance on exclusively automobile-oriented 
access which introduces more and more oppor
tunit ies for conf l ic t . The center lacks height wi th 
the except ion of an ex is t ing of f ice tower and a 
motel . One of the tal ler structures in the C 3 0 is a 
large mult i level parking structure which was con
structed for an automobi le dealership. Structured 
parking is usually a recommended land use, in 
terms of mors ef f ic ient use of land that all too 
of ten is dedicated to extensive parking at surface 
level. However, in this instance the parking struc
ture is considerably tai ler than any immedistely 
surrounding bui ldings or structures and is much 
more predominant on that block, or in the CSD, 
than a parking structure normally would just i fy in 
terms of design quality. 

While height i tself is not necessarily a 
desirable feature of any development, a compact 
communi ty center such, as the Springfield CBD 
should be identi f iable for some distance as a 
center of activi ty. Higher structures not only pro
vide such ident i f icat ion, they also provide an 
economical ly more just i f iab le use of high-valued 
land and, at the same t ime, relieve some of the 
pressure for excessive land coverage in the 
center. They can also  be used to open up green 
spaces and undeveloped areas wi th in the inten
sive core of the communi ty center. 

Other problems include the extreme low-
density of uses wi th in the several shopping 
centers which together comprise the CBD, and the 
existence of vacant land in the middle of the 
development pattern. 

Commercial activi t ies in the Springfield CBO 
offer a variety of services and products to the 
local shopper. However, the distr ibut ion of these 
uses lacks a logical f ramework that would al low 

meaningful shopping or pedestrian movement of 
any degree within the center. The several shop
ping enti t ies which together comprise the center 
are in most cases widely scattered so that the 
tendency in moving between them is to return to 
the automobi le rather than to walk. The lack of 
order or design theme in the CBO makes it d i f f icu l t 
for a f irst-t ime or infrequent visi tor to the area to 
f ind the specif ic shops or fac i l i t ies for which he or 
she may be looking. 

South of Old Keene Mil l Road, the predominant 
development is auto-oriented w i th such things as 
a u t o d e a l e r s h i p s , f r a n c h i s e d f a s t f o o d 
restaurants, auto accessories stores, and other 
smal l shops, all located in a way that appears to 
maximize congest ion and discourage any type of 
movement on foot. Each structure has i ts own 
or ientat ion, access, and parking area. In general, 
the port ion of the CBO south of Old Keene Mil l 
Road, part icularly those uses north of the two 
auto dealerships, represents an undist inguished 
and not comprehensively assembled commercial 
center. 

North of Old Keene Mill Road, the shopping 
areas are somewhat more compacted, particularly 
east of Backlick Road, but the many turning 
movements ( including one info the shopping area 
direct f rom the I-9S southbound exit ramp) make it 
d i f f icu l t  to choose a dest inat ion well in advance of 
the turn. The area contains several uses which 
could well be described as inappropriate. For 
example, there is a Friendship Inn, of f ice and 
restaurant separated by Commerce Street, which 
at that point  is a ramp coming down f rom an over-
crossing  o f Shirley Highway to a grade at t he west 
edge of the motel property. Access between the 
various parts of the motel involves the use of a 
service drive under the Commerce Street over
pass. The mote! i tself is a single-Story structure 
sprawling over a good port ion of the CBD block 
and represents ineff ic ient underuti l ization of i ts 
si te. 

West of Backl ick Road, the shopping center is 
set considerably back from the road for approx
imately 900 feet. Some of the acreage between 
Backlick Road and the shopping center is vacant 
whi le along Backlick Road are several uses which 
serve primarily  to introduce addit ional turning 
movements into an area that certainly needs no 
more turning movements introduced. 

The overall effect of the CBD during a rush traf
fic hour is one of extreme congest ion and ex
tremely poor t raf f ic movement (discussed in 
greater detai l below under Transportation). The 
residential pattern surrounding the shopping 
center seems to suggest that there is a strong 
market for precisely the type of compacted, well-
designed and active CBD or vil lage shopping 
center the Plan tries to provide. For this reason, 
the analysis of the problems did not result in an 
entirely pessimist ic view of the potential of the 
center. 

Transportat ion 
Traff ic circulat ion in the Springfield area has 

been a major problem for several years. 
The congested primary intersection of the CBD, 

immediately west of Route 644's interchange wi th 
Shirley Highway, not only slows down traff ic but 
in some cases results in stopped traff ic being 
backed up through the intersection. 

• Almost all vehicular traf f ic in the Springfield-
middle Pohick area must pass through the 
Old Keene Mil l Road/Backlick Road intersec
t ion in order to reach i-95, i-495 and points 
east of I-95; and tr ips from those points must 
use the intersection to travel west. 

• Local, regional center, and through-traff ic all 

compete for the same l imited road capaci ty, 
and impact each other severely. 

E f for ts to relieve these problems have resulted 
in a proposal for construct ion of a Springfield 
Bypass. The road would begin in the Pohick area 
and, fo l lowing substant ial ly the current al ignment 
of Hooes Road and Backlick Road, would extend 
over I-96 and travel through the area, across the 
RF&P right-of-way, to the eastern portion of the 
County. The road would serve many funct ions 
including: 

» provision of an alternative to the Old Keene 
Mil l Road/Backlick Road intersection, for 
veh icu la r t r a f f i c s o u t h and west of 
Springfield dest ined for areas east of l-9§ 
and vice versa; 

• provision of ef f ic ient and safe access to the 
proposed Metro stat ion, while, expanding its 
service area; and 

» provision of improved access to the regional 
shopping center and the addit ional develop
ment that wi l l occur at the center, while 
relieving some of the t raf f ic congestion and 
air pol lut ion caused by shopping traff ic. 

Other major road proposals outside this area 
would link wi th the Springfield Bypass to form a 
recommended transportat ion network, all parts of 
wh ich are vital to the solut ion of problems in the 
area. 

A problem arises in considering the nature of 
improvements that are needed, the eost, the ex
tensive disruptions to exist ing patterns, the 
schedul ing and funding of these wi th in the l imita
t ions of the budgeting of the Virginia Department 
of Highways and Transportat ion, and the coor
d inat ion of the elements of the road network im
provements to form the most sat isfactory 
schedul ing of segments. 

There is a major problem inherent in the t iming 
of construct ion of the necessary faci l i t ies. The 
construct ion of the necessary road improvements 
is under the jur isdict ion and funding of the 
Virginia Department of Highways and Transporta
t ion, which is not under the direct control of the 
Gounty. In the case of VOH&T, scheduling of road 
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const ruct ion projects occurs over a programming 
schedule of several years and, for that reason, it is 
seldom possible for the County  to move as swi f t ly 
as might be desirable  to implement major road 
improvement proposals. 

Environment 
The area lies in the Accot ink watershed but 

contains no stream valleys or f loodpla ins. 
The area is located in the Coastal Plain 

geologic province wi th in an aqui fer recharge zone, 
and may contain sl ippage-prone swel l ing clay 
soi ls . These factors usually also indicate poor 
sui tabi l i ty for septic tank systems. 

Sanitary Sewer 
In order to have adequate sewage t reatment 

capaci ty available to implement Plan recommen
dat ions, the Lower Potomac Pol lut ion Control 
Plant should be expanded to a capaci ty of 54 
mi l l ion gal lons per day. 

Major Issue 
The primary issue is poor def in i t ion of regional-

and local-serving areas, resul t ing in land use con
f rontat ion rather than coord inat ion. Transporta
t ion congest ion is far and away the most visible 
expression of this c i rcumstance. 

RECOMMENDATIONS 

Land Use 
A. The C o u n t y s h o u l d p r o m o t e p a r c e l 

assembly and consol idat ion as a prerequisite for 
addi t ional development. Both vacant and adjacent 
underut i l ized parcels should be assembled, where 
possible,  to faci l i tate reor ientat ion of ex ist ing 
uses to an improved pattern of access. 

B. Any new development in the CBD should be 
preceded by an environmental analysis and 
should be subject  to controls wh ich wil l protect 
water qual i ty and quant i ty, open space and air 
qual i ty . 

C. The single-family st ructures whose l o t l ines 
abut the Springf ield area should be retained, and 
commerc ia l impact on them kept  to a m in imum, in 
par t t h rough the p rov is ion of s u b s t a n t i a l 
buf fer ing. 

D. Many of the uses found in individual struc
tures in the CBD, part icularly f ranchised fas t food 
out lets, probably could operate jus t as prof i tably 
as f irst-f loor occupants of mul t is tory st ructures. 
This would require less wastefu l use of the land 
and possibly increase both the ident i ty and 
vis ib i l i ty of the center w i thout necessari ly adding 
to t raf f ic problems. 

No new low-intensity individual structure 
uses of th is type should be permit ted w i th in the 
CBD. Appl icants proposing mul t is tory commerc ia l 
structures in the Central Business Distr ict should 
explore w i th operators of ex ist ing individual use 
bui ld ings the possibi l i ty of their relocat ing into 
the planned larger structures. 

E. The southeast corner of the Backl ick/Old 
Keene M i l l Road i n t e r s e c t i o n s h o u l d be 
redeveloped. The site in quest ion consis ts of three 
parcels: 80-4 ((1)) 17,18, and 19. They are bounded 
on the north (parcels 18 and 19) by Old Keene Mil l 
Road, on the east (parcel 19) by the southbound 
entrance ramp to Route I-95, on the south (parcels 
17 and 19) by Springfield Boulevard, and on the 
west (parcel 17) by Backl ick Road. Parcel 17 has a 
l inear bui ld ing contain ing several small shops; 
parcel 18 conta ins a Gulf Oil Corporat ion service 
s ta t ion; both are single-story structures. Parcel 19 
has a potent ia l for redevelopment because it 
contains a structure with a low value. 

The recommendat ion cal ls for razing both 
exist ing structures and rebui lding on the con
sol idated site a mid-rise of f ice structure which 
contains at the first-f loor level a redesigned and 
reoriented service stat ion fac i l i t y—not as a 
separate structure, however. The primary need of 
th is faci l i ty is adequate ingress and egress and 

adequate s igning to guide that t raf f ic . It is less 
necessary for the service stat ion use to have the 
corner port ion of the tract. The stat ion use could 
funct ion on almost any part of the tract, w i th the 
right design. 

The primary use of the structure would be 
for of f ices, wi th pedestrian access and nonservioe 
s ta t ion automobi le access from Spr ingf ie ld 
Boulevard. Height determinations should be made 
f lexibly, but w i th enough floor area provided by the 
t ract  to secure setback on all sides. This can (1) 
give the bui ld ing itself amenity and attract ive set
t ing , (2) improve visibi l i ty near the corner and the 
ramp entrance, and (3) provide for pedestrian 
movement to, around, and from the structure (in 
relat ion to improved pedestrian access across 
Backl ick Road and Old Keene Mil l Road, to other 
quadrants of the CBD). 

An example of this type of structure is the 
L'Enfant Plaza Exxon Station in Washington on D 
Street, S.W. The scale is different and, in Exxon's 
case, no at tempt was made to provide an im
proved appearance to the stat ion level of the 
structure. However, even in a mult istory structure, 
a service s tat ion can be attractively developed. A 
better visual example is provided by the concept 
of a drive-in bank: architecture, landscaping, 
screening, directed traff ic f low. The primary dif
ference is in the tradit ional degree of si te 
maintenance. 

F. Development of that port ion of parcel 80-4 
((1)) 5A located west of Augusta Drive should be 
compat ib le w i th its locat ion on the northeast edge 
of the CBD in ful l view of attractive stable residen
t ia l areas to the north and east. The area is 
planned for t ransi t ional l imited-off ice or retai l use. 
Development in low-rise commercial retail or of
f ice structures, which had unobtrusive l ight ing, 
were well-screened and buffered f rom those 
stable resident ial areas, using landscaping 
techniques and other measures, and wh ich 
fronted on a publ ic street, would meet that 
object ive. 

G. Parcel 80-4 ((1)) 20, which is shown on the 
Plan map for o f f ice use, would perhaps best be 
used for the expansion of adjoining commercia l 
establ ishments. One or more retail commercia l 
bui ld ings on the parcel should be al lowed only if 
development of this d i f f icul t piece of property can 
be achieved wi thout setback waivers f rom Shirley 
Highway and only if Springfield Boulevard is im
proved to a four lane faci l i ty  to handle turning 
movements and Is accepted into the state system. 
Commercial uses should be those which do not 
generate high traff ic volumes. 

Transportation 
A. For evaluating addit ional development pro

posals wi th in the CBD, the County should use 
both the consol idat ion process and the specif ic 
proposals  to implement a well-designed internal 
c i rculat ion system. The purposes of such a 
system should be to retain appropriate exist ing 
uses as well  as provide new ones; to provide good 
auto access  to such uses, separate f rom through-
t raf f ic in the area; and to provide a pattern for 
s u c h uses t h a t r educes d e p e n d e n c e on 
automobi le movement wi th the CBD. 

B. In all four quadrants of the Backlick/Keene 
Mil l Roads intersect ion, every effort should be 
made to enhance bbth the safety and desirabi l i ty 
of using sidewalks or other walkways to fac i l i ta te 
pedestrian movement as well as to improve car 
t ra f f ic . 

C. Long term solut ion of the congest ion at the 
Backlick/Old Keene Mill intersection has been 
under considerat ion in a number of studies, in
c luding the 1969 Springfield proposal prepared by 
the developers of Springfield Mall. The high-
densit ies cal led for in the northwest quadrant by 
that study are not recommended before such 
improvement is made. 

In particular, no development should occur 
in the northwest quadrant which would preclude 
the transportat ion recommendation of extending 

Commerce Street westwardly f rom Backl ick Road 
to Cumberland Avenue, or Amherst Avenue 
southwardly from Cumberland Avenue to Old 
Keene Mil l Road. 

D. Wi th in the northeast quadrant of the Old 
Keene Mi l l Road/Backlick Road intersect ion, it is 
recommended that one or both of the present en
trances on the south side of the shopping area 
from 1-95 and f rom Old Keene Mil l Road should be 
redesigned as sl ip lanes which would allow fast-
moving entrance to the shopping area wi th no 
parking provisions immediately at the point of 
entrance. For example, the exit direct f rom the 
ramp to the shopping center is hidden by a crest in 
the ramp; a vert ical improvement at that point 
would make the direct exit v is ible suf f ic ient ly in 
advance of the turn  to insure that users were in 
the proper lane of the ramp. 

E. Elsewhere in th is quadrant It is recom
mended that development make use of higher and 
less sprawl ing st ructures, not necessari ly w i th the 
intent of greatly increasing density but wi th the in
tent of providing a much better use of the land in 
terms of lot coverage, amenit ies provided, and the 
handl ing of c i rculat ion problems. The Friendship 
Inn motel in part icular represents excessive land 
coverage in relat ion to the motel 's si te, because of 
i ts lack of height. Higher structures should not be 
provided unt i l road improvements in the CBD have 
made such structures highly accessible. 

F. The Commerce Street overpass over 1-95 
needs to be widened to handle the traff ic that it 
now carries. 

G. The number of curb cuts along Backlick 
Road south of Old Keene Mil l Road should be 
greatly reduced in order to improve the safety 
character is t ics of this stretch of roadway. 

H. In the southwest quadrant of the Backl ick 
Road/Old Keene Mil l Road intersect ion, the 
recommended approach should be to assemble 
currently vacant land in the rear of exist ing struc
tures  t o provide a common parking area, and re
ject the concept of separate parking areas for In
dividual structures which is presently the pattern 
in the quadrant. Those uses now exist ing nearest 
the corner in the southeast intersect ion of the two 
major roads would cont inue to enjoy a view and 
frontal or ientat ion to intersect ion, but in fact park
ing and primary access should be from the west 
and south sides, f rom the common parking area. 
New development should make provision for the 
right-of-way necessary for the eventual southward 
extension of Amherst Drive to connect wi th 
Backl ick Road and should upgrade the area. 

I. As an i l lustrat ion only of the type of internal 
street pat tern that could be achieved in the CBD 
area wi thout major arterial real ignments, the 
f o l l o w i n g c o n c e p t s a re s u g g e s t e d f o r 
considerat ion: 

1. A loop road f rom Backl ick Road north of 
Old Keene Mill Road, to a point on Old Keene 
Mil l Road west of Backl ick Road, could provide 
access to uses near the intersection separate 
f rom the through-traf f ic on Backlick Road as 
well  as faci l i tate free-flowing southbound-to-
westbound turning movements. 

2. Wi th in the northeast quadrant of the Old 
Keene Mil l Road/Backlick Road intersection, 
access f rom I-95 and from Franconia should be 
separated and improved. The southbobnd-to-
westbound exit ramp from i-95 should be im
proved immediately to el iminate a vertical 
hump that hides the Brandon Avenue ramp exit 
into the center f rom the right ramp lane. This 
quadrant entrance should be examined in 
greater detai l for possible long-term improve
ment w i th in the countywide transportat ion 
plan. 

3. The major entrance for the northeast 
quadrant of Backlick/Old Keene Mill Roads in
tersect ion is recommended to be from the east 
side of Backl ick Road. 
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RESIDENTIAL INFILL" 

The preceding Plan recommendations have 
used and proposed population estimates for 
future development of Area IV. The following brief
ly d iscusses the conceptual approach, develop-

t ions, and areawide est imates on which the Plan 
is based. The general f ramework for the Plan is a 
ten-year planning per iod, but as economic condi-

in the Area IV Plan may turn out  to be either ahead 
of or behind schedule. 

The est imates developed for housing and 
populat ion growth and support ive land uses to 
1990 are designed to meet the fo l lowing needs for 
informat ion: 

•  to indicate land use and approximate density 
recommendat ions by map vicinity locat ion; 

» to provide populat ion growth f igures and in
cremental project ions of numbers of dwell
ing units, by bui ld ing type and planning sec
tor, for funct ional area impact analysis and 
for feedback  t o land use recommendations; 
and 

»  to relate overall Area IV development levels 
and growth dist r ibut ions  to countywide 
growth est imates and distr ibut ion alter
natives. 

The residentiai development est imates thus 
are primari ly for convenience but are also broadly 
indicative of levels of development recommended 
AA«d 4n4ihitHAtA*i 6A AAA-aan  ! 0 Xf_ . onl̂ft̂M̂t L J_ j 

ano ant ic ipates  to occur in the middle-term 
(fifteen-year) future in the various subarees of 
Area IV. 

Area IV plan's growth es t imates are related  to 
the Area's physical c ireumstsnees«=both oppor
tuni t ies and const ra in ts—which shape its rale in 
overal l g rowth  o f the County. Among the 
gjuiuesines wmcn nav© neipsa rormuiss® in© 
est imates contained in the Plan are the fo l lowing: 

« p ro tec t ion of s ign i f i can t 

° reduction of auto dependence; 
* enhancement  of opportuni t ies for 

ef f ic ient ut i l izat ion of exist ing infrastructure; 
protect ion of the establ ished character of 
stable communi t ies; 
provision of a range of choice in housing and 
residential environments; and 
where possible, reduction of the costs 
associated wi th housing. 

fleeted in the ap-
recommendat ions for 

stable, opt ion, and conf l ic t areas discussed in 
prior sect ions of the plan. 

This methodology, wh ich includes some varia
t i ons for stable, opt ion, and conf l ic t < 
three major steps which work to 
supply of land available for residential uses, the 
appropriate development density ranges, and 
est imates for the middle te rm (fifteen-year) or 1990 
t ime frame. The major s teps are: 

•Ths methodology described in this section was used 
for population and housing projections during prepara
tion of the Plan in 1974. 

of Land 

The total available vacant land ; 
determined using data from the County's Urban 
Development Information System and parcel f i les 
and the use of maps. This available land supply 

to account for the fol lowing 

f l o o d p l a i n s , e a s e m e n t s , a n d o t h e r 
e n v i r o n m e n t a l l y - b a s e d n o n d e v e l e p a b l e 

Term) 

With development levels projected on all 
available vacant land, a level of development to 
1990 was est imated. The 1990 est imates involved 
a rough evaluation of the l ikel ihood of develop
ment in each subarea dur ing the planning period, 
based on the presumed ef fects of infrastructure 
c o n s t r a i n t s , p robab le and ex i s t i ng market 
pressures, probably relative economic demand for 
single-family large 

l and reserved for bas ic e m p l o y m e n t w i th less than ideal development possible, and 

• land reserved for 
quateiy sized and located to support recom
mended residentiai growth; 

• land necessary  t o provide for publ ic 
faci l i t ies; and 

> est imates of private recreational and inst i tu-
f iona l /semipub l ic acreage requi rements, 
based on population-to-land ratios in the 
County for these uses. 

The result ing amounts of land available for 
residential development are treated below. 

In stable, conf l ic t , and opt ion areas, amounts 
of land available for residential development were 

and evaluated for potential ly ap-
developmenf density ranges. Land 

commit ted (to residential development 
projects for which bui lding permits have been 
issued) was taken into account. In stable areas, 
future inf i l l development densit ies and character 
are impl ied by the exist ing pattern of develop
ment. Complet ion of development is keyed to 
preserv ing and enhanc ing the es tab l i shed 
character of the area. In opt ion and conf l ic t areas, 
a wider range of potential ly appropriate uses and 
densit ies is considered. The potent ials for aehiev-
ing desirable levels of residential use depend on 
such factors as access (pedestrian, automobi le, 
bicycle, and mass transit), environmental con
siderations, surrounding land uses, locat ions of 
employment and commercial faci l i t ies, public 
faci l i t ies infrastructure, trends in housing, and 
potent ia ls for the development of planned 

Density ranges recommended in the Plan and 
shown on the maps are def ined in terms of uni ts 
per acre. These density ranges are related to both 
the 1958 Zoning Ordinance  as amended and the 
Zoning Ordinance adopted in pr inciple in 1974. 

Only the lower end of the range is planned as a 
presumptive appropriate density. Densit ies in the 
upper end of the range may be consistent wi th the 
land use map, but such densit ies may be approved 
only wi th the usage of necessary and desirable 
development criteria and controls as a part  of the 
rezoning process. 

Necessary and desirable development cri ter ia 
may include, but are not l imited to , at tent ion  to 
in© fo l lowing. 

° sensit ivity of design  to the. natural features 
of the land; 

° progressive conservat ion techniques; 
of open space for active and 

provision  of low and moderate income 
housing; 
provision or supportive pusire facilities; 

• preservation and/or restoration of bui ld ings, 
structures, or other features of archi tectural , 
histor ic, or environmental s igni f icance; and 

1 phasing of development to most nearly coin
c ide wi th the provision of publ ic faci l i t ies. 

Fo l l ow ing eva lua t ions  of these fac to rs , 
est imates were made of probable overall develop
ment of the potential residential land, on a sector-
by-sector basis in ths stable areas and within 
ranges of development identi f ied for opt ion and 
conf l ic t areas. 

RSSSSOUMT 1AL BiNSITY RANGES 

1974 Zoflina OrSinsfwe 

mm Osmtt V Cri 
&l« Ureter 

rtegn 8 » Qensftv Oevetea Bus Density Conwote 

J-.2 RA RA HP m s? Re 
.2-.rj RA fM-2 8A erHC Rf 
* 1 m-s RI-I Rt R. i 
1-2 Ri - t Ri-ftS R-1 R-2 
2-3 R-1? R-12.S R-2 R-3 

*« R-12.S R-10 R-3 R-« 

«-8 H-ie RTC-B or R- 5 R-S R.§ 
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436 

Fairfax County Comprehensive Plan, 1984 Edition - Area IV



1974 COUNTYWIDE 
AVERAGE HOUSEHOLD SIZE 

BY HOUSING TYPE 

Housing Type Household Size (PersonsI 

Single-Family Detached 3.57 

Townhouse 2.81 

Garden Apartment 2.50 

Elevator Apartment 1.52 

Source: Office of Research and Statistics 

As shown in the table, Mount Vernon Planning 
District is expected to realize the largest population 
increase, because of the multifamily development 
committed,anticipated,and recommended near Hunt
ington Metro Station and along the Route 1 corridor, 
especially the southern portion of the corridor. Over
all, Area IV is expected to grow by 68,000 persons 
during the planning period. 

ESTIMATED ADDITIONAL HOUSING UNITS BY 1990 

COMMUNITY 
PLANNING S E C T O R S O T H E R A R E A S T O T A L S 

PLANNING 
D I S T R I C T 
By Unit Type 

Existing 
Units 

Addi
tional 
Units 

Total 
Units 

Addi-
Existing tionai 

Units Units 
Total 
Units 

Existing 
Units 

Addi
tional 
Units 

Total 
Units 

Lower Potomac 

S . F . 

T .H . 

Apt. 

1,109 
570 
222 

350 
280 
144 

1,459 
850 
366 

1,109 
570 
222 

350 
280 
144 

1,459 
850 
366 

Total 1,901 774 2,675 1,901 774 2,675 

Mount Vernon 
S . F . 
T .H . 
Apt. 

13,626 
4,306 
9,383 

1,890 
1,817 
5,137 

15,516 
6,123 

14,520 

67 39 
585 343 
198 73 

106 
928 
271 

13,693 
4,891 
9,581 

1,929 
2,160 
5,210 

15,622 
7,051 

14,791 

Total 27,315 8,844 36,159 850 455 1,305 28.165 9,299 37,464 

Rose Hill 
S . F . 
T .H. 
Apt. 

6,207 
16 

554 

3,946 
1,516 
2,120 

10,153 
1,532 
2,674 

6,207 

16 

554 

3,946 
1,516 
2,120 

10,153 
1,532 
2,674 

Total 6,777 7,582 14,359 6,777 7,582 14,359 

Springfield 

S . F . 

T .H. 

Apt. 

6,629 

1,971 

1,523 

1,217 

2,586 

1,805 

7,846 

4,557 

3,328 

2 2 6,631 

1,971 

1,523 

1,217 

2,586 

1,805 

7,848 

4,557 

3,328 

Total 10,123 5,608 15,731 2 2 10,125 5,608 15,733 

Area IV 
S . F . 
T .H. 
Apt. 

27,571 

6,863 

11,682 

7,403 
6,199 
9,206 

34,974 

13,062 

20,888 

69 39 

585 343 

198 73 

108 

928 

271 

27,640 

7,448 

11,880 

7,442 

6,642 

9,279 

35,082 

13,990 

21,159 

Total 46,116 22,808 68,924 852 455 1,307 46,968 23,263 70,231 

S . F . - Single-familv detached — T .H . - Townhouse or similar type — Apt. - Apartment including garden- and elevator-type units. 

The Springfield CBD and the Route 1 Corridor Special Area are the Other Areas referred to. 

Summary of Residential Development Estimates 
The tables given summarize the expected 

residential development est imated for the plan-
l i n g per iod . These e s t i m a t e s re f lec t t he 
methodology described above and should be 
understood to represent l ikely but approximate 
magni tudes of development; some f luctuat ions of 
magni tude and t iming of development are to be 
expected as further Plan ref inement implement ing 
act ions are undertaken. The fo l low ing table gives 
est imates of development by p lanning distr ict, , 
uni t type, and stable, opt ion, and conf l ic t areas. 

Estimates of Residential Population Growth 
Use of the above household project ions to 

est imate future populat ion levels can be ac
compl ished by using known fac tors of household 
size by unit type for Fairfax County. The current 
local factors have been determined by use of a 
1974 survey of County households. Changing 
socia l norms and economic fac tors af fect the 
household composi t ion in complex ways so that 
eny future populat ion est imates based on today's 
household sizes are tentat ive. Nonetheless, the 
current 1974 average household sizes for di f ferent 
types of housing, indicated in the fo l lowing table, 
prov ide the best avai lab le i n fo rma t ion for 
es t imat ing the populat ion to be at t racted to Area 
IV by the est imate residential development uni ts. 

Using these fac tors in con junc t ion w i th 
est imates of stable area infi l l development and 
conf l ic t and option area growth by unit type, the 
fo l lowing populat ion levels are projected to be 
added to Area IV by 1990. 
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