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STAFF REPORT FOR PLAN AMENDMENT 2013-III-DS1 
 

 

BACKGROUND  

 

On July 9, 2013, through the approval of the 2013 Comprehensive Plan Work Program, the Fairfax 

County Board of Supervisors (Board) authorized consideration of a Comprehensive Plan 

Amendment for the Dulles Suburban Center. The Plan Amendment (PA) 2013-III-DS1 study 

began formally in the spring of 2016. 

 

In May 2016, thirteen submissions suggesting changes to the Dulles Suburban Center section of 

the Comprehensive Plan were received and are listed in Attachment 1. To encourage public 

engagement, in the fall of 2016, Sully District Supervisor Kathy L. Smith appointed a community 

advisory group that included representatives of nearby neighborhoods, owners of commercial 

property, business, planning, and transportation professionals, and other interested members of the 

community. Staff worked with the Dulles Suburban Center Advisory Group to evaluate existing 

Comprehensive Plan guidance, identify proposed land use changes and develop recommendations 

to guide future land use in the Dulles Suburban Center. The advisory group met 23 times, from 

September 2016 to February 2018. The advisory group limited their focus to the recommendations 

in Land Units C through K, given that Land Units A, B and L were the subject of recent land use 

studies or updates. The majority of the Dulles Suburban Center falls within the Sully Supervisor 

District. Where land use changes were considered outside of the Sully District, community 

outreach was conducted in the Dranesville and Hunter Mill Supervisor Districts. Review of some 

of the May 2016 submissions was accelerated and acted on by the Board of Supervisors in 2017 

and early 2018 following public hearings. A record of the Dulles Suburban Center Advisory Group 

effort, including presentations and meeting summaries, is available on the study webpage: 

www.fairfaxcounty.gov/planning-zoning/dulles-suburban-center/meetings.  

 

 

LOCATION AND CHARACTER OF THE AREA 

 

The Dulles Suburban Center is approximately 6,644 acres located in western Fairfax County, 

adjacent to the eastern and southern boundaries of the Washington Dulles International Airport 

(Dulles Airport). The area extends from just north of the Dulles Airport Access and Toll Road on 

the north to I-66 on the south. For purposes of organizing land use recommendations, the Dulles 

Suburban Center is divided into land units as shown on Figure 1. The Dulles Suburban Center is 

primarily developed with office and industrial uses of varying character.  Low intensity industrial 

and industrial/flex spaces are located in Land Units D, E, F, G, H and I with low to mid-rise office 

buildings in Land Units A, D and J. Residential uses, including single-family detached housing 

are located in Land Unit C, with townhouse and multi-family housing in Land Units A, B, D, E 

and J. Retail development is primarily located along major roadways such as Centreville Road and 

Lee Jackson Memorial Highway (Route 50).  
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Figure 1: Dulles Suburban Center Land Units, Roads and Streets 
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The majority of the Dulles Suburban Center is located in the Route 28 Highway Transportation 

Improvement District. In addition, the majority of Land Units A and L and a portion of Land Unit 

B are located in the Phase 2 Dulles Rail Transportation Improvement Tax District.  
 

PLANNING HISTORY  

 

Land in proximity to the Dulles Airport in Fairfax County has been planned for employment or 

industrial use since the airport was envisioned in the late 1950s. Planning for the land adjacent to 

the airport for these uses has been influenced primarily by the economic benefit of the direct 

connections to the airport, the excellent regional access, and by Comprehensive Plan policy 

guidance recommending against residential uses in areas impacted by aircraft noise. In 1970, the 

first Comprehensive Plans for the Bull Run and Upper Potomac planning districts were adopted 

and emphasized the potential for major employment opportunities. Expanded aircraft noise 

contours developed by the Federal Aviation Administration (FAA), resulted in the expansion of 

the Dulles employment area. 

 

In 1975, as a result of the Planning Land Use System (PLUS) program, the airport-oriented 

industrial use pattern was modified once again.  The extensive nonresidential area planned north 

of Route 50 was reduced to an area generally west of Centreville Road.  The nonresidential uses 

previously planned south of Route 50, were extended east of Route 28 to the Brookfield 

subdivision and south of Flatlick Run to Ellanor C. Lawrence Park.  Areas north of Horsepen Run 

were planned as corporate headquarters, hotels, motels, convention centers and office uses.  The 

areas south of Horsepen Run were planned for industrial uses such as light manufacturing, 

distribution facilities, warehousing and office use. 

 

In 1982, in order to implement the Occoquan Basin Study recommendations, the county rezoned 

land within the planned Dulles employment area in the Occoquan Basin from residential to 

industrial zoning districts.  

 

On February 25, 1991, the Board of Supervisors authorized a study of the Route 28 Tax District 

that resulted in recommended changes to the Comprehensive Plan.  The study was led by a Board 

of Supervisors-appointed 21-member task force composed of major landowners and 

representatives of businesses, the Town of Herndon, the Fairfax County Planning Commission, 

and citizen organizations. The task force and county staff worked together for over a year to 

identify planning issues and objectives and develop land use and transportation recommendations 

that would serve as the basis for a 20-year Plan. The Dulles Suburban Center Plan was adopted on 

March 8, 1993 and is largely unchanged today with a few notable exceptions.  

 

Changes since the 1993 Plan include the re-planning of Land Unit A to encourage higher intensity 

transit-oriented development on the south side of the Innovation Center Transit Station Area (TSA) 

and the addition of Land Unit L to join the north side of the Innovation Center TSA to the Dulles 

Suburban Center. In the past four years, other Plan amendments have added opportunities for 

mixed-use and residential development in Land Unit D and Land Unit J, and revised retail 

recommendations in Land Unit I.  
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ADOPTED COMPREHENSIVE PLAN TEXT 
 

The current Comprehensive Plan Map illustrates the base land use recommendations for the Dulles 

Suburban Center, although the Comprehensive Plan text provides additional land use options for 

most land units. As mentioned in the previous section, recommendations at the base and optional 

levels over time have changed to include a greater amount of residential development, as opposed 

to predominantly employment related uses.   

 

Areas continuing to recommend non-residential use at the base level, such as industrial use, are 

located north of McLearen Road in Land Unit D-2, and south of Route 50, in Land Units H and I. 

Office use is recommended at the base level in Land Unit D-3. Mixed residential/nonresidential 

uses are recommended at the base level Land Units A, B, and J, with non-residential mixed use 

recommended at the base level in Land Units D-4, parts of E and F; and all of G. For these mixed 

use areas, land use guidance is further explained in the land unit recommendations. 

 

The current Comprehensive Plan Map can be viewed online: 

www.fairfaxcounty.gov/planning-zoning/sites/planning-

zoning/files/assets/documents/maps/comprehensive-plan-map.pdf 

 

The current Comprehensive Plan text encourages higher intensity in a transit-oriented core area 

with mixed-use residential and non-residential development in Land Units A and L in the TSA. 

The Dulles Suburban Center Plan envisions a second and less intense node of mixed-use 

development in the Westfields area (Land Unit J) that would serve as a focal point for residents 

and employees of the area. The Plan acknowledges that the Dulles Suburban Center is a large area 

that is able to accommodate a broad range of uses. Plan guidance is provided to ensure that the 

variety of uses planned for the area are of a high quality and are planned to be compatible with 

existing and other planned uses. 

 

The current Plan includes overall land use, transportation, environment, heritage resources, public 

facilities, and parks and recreation recommendations for the entire Dulles Suburban Center. Other 

planning objectives addressed by the Dulles Suburban Center plan are rectifying the imbalance 

between development potential and the capacity of the planned transportation network; preserving 

the potential for future transit; expanding housing opportunities in a way that is compatible with 

existing and planned industrial uses; and accommodating future growth of Dulles Airport. 

 

The current Plan’s Overview and Areawide Recommendations may be viewed in their entirety 

online: 

www.fairfaxcounty.gov/planning-zoning/sites/planning-

zoning/files/assets/compplan/area3/dulles.pdf 

 

Recommendations for Land Units C through K, and Design Guidelines for A through K, currently 

shown in the first appendix of the Dulles Suburban Center plan, were evaluated and reviewed 

during this study. Refer to Figure 1 for a map of the land units. 
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Recommendations for individual land units may be viewed in their entirety online beginning on 

page 49 of the Dulles Suburban Center, Area III, 2017 Edition of the Comprehensive Plan, 

Amended through 3-20-2018: 

www.fairfaxcounty.gov/planning-zoning/sites/planning-

zoning/files/assets/compplan/area3/dulles.pdf#page=49 

 

The Fairfax County Concept for Future Development designates the area as a Suburban Center 

with the area near the Innovation Center Metrorail station designated as a Transit Station Area 

(TSA). Suburban Centers are employment centers located along major arterial roads. These areas 

are evolving to include mixed-use core areas such as TSA’s and town centers. A complementary 

mix of office, retail and residential uses in a moderate to high-intensity setting is encouraged in 

Suburban Centers. Core areas are generally surrounded by transitional lower intensity areas. TSA’s 

are planned to promote a land use pattern that supports Metrorail by encouraging a mix of uses in 

a compact, pedestrian-friendly urban form within walking distance of the rail station. Countywide 

guidelines for Transit-Oriented Development may be viewed on page 33 of the Land Use section, 

Appendix 11, in the Policy Plan volume of the 2017 Edition of the Comprehensive Plan, Amended 

through 12-5-2017.  

www.fairfaxcounty.gov/planning-zoning/sites/planning-

zoning/files/assets/compplan/policy/landuse.pdf#page=33 

 

 

PROPOSED PLAN AMENDMENT  

 

Plan Amendment #2013-III-DS1 proposes revisions to the Dulles Suburban Center Overview, 

Area-wide Recommendations and Land Unit Recommendations. The revisions are intended to 

ensure consistency with current policy and practice, reflect existing development, and make 

editorial and organizational changes. In addition, the public summited 13 ideas for proposed 

changes to the Dulles Suburban Center plan, which are summarized in Attachment 1. A submission 

for the Sully Station Shopping Center (DSC-BR3-1) was also submitted but was not considered 

during the study because it is located outside of the Dulles Suburban Center study area.  

 

Submissions DSC-D1-1 (Middleton Farms), DSC-E4-1 (Pohanka) and DSC-J-1 (Commonwealth 

Centre) were considered ahead of the larger study and resulted in adopted Plan amendments. 

Submission DSC-D1-2 (Jackson Property), located in the Dranesville District, was deferred and 

will be reviewed further outside of the scope of this study. Information about these submissions 

may be viewed online: 

 

DSC-D1-1 (Middleton Farms):  

www.fairfaxcounty.gov/planning-zoning/dulles-suburban-center/submissions/dsc-d1-1 

 

DSC-D1-2 (Jackson Property):  

www.fairfaxcounty.gov/planning-zoning/dulles-suburban-center/submissions/dsc-d1-2 
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DSC-E4-1 (Pohanka):  

www.fairfaxcounty.gov/planning-zoning/dulles-suburban-center/submissions/dsc-e4-1 

 

DSC-J-1 (Commonwealth Centre):  

www.fairfaxcounty.gov/planning-zoning/dulles-suburban-center/submissions/dsc-j-1 

 

 The site-specific land use and intensity recommendations for Land Units D, E, F, H, I and J that 

were not accelerated for public hearing are included in this staff report and are summarized in the 

following table. Additionally, submissions DSC-Areawide-1 and DSC-Areawide-2, which 

proposed updates to transit, bicycle and trails guidance are included in this staff report as well.  

 

Submission # / Location 
Current 

Comprehensive Plan Guidance 
Land Use Change Considered 

DSC-D3-1 (Wall Road)  

 

In Land Unit D3. NW of the 

intersection of Wall Rd and 

Centreville Rd. Tax Map 24-4 ((1)) 

6C1 

  

High-quality, campus-style office 

uses in the range of .50 to 1.0 FAR.  

Option for training facility or 

hotel/conference center. Option, 

mixed use up to .70 FAR may be 

considered with office, retail and 

residential uses. Institutional may 

be appropriate. For mixed use 

development Option B 

development should include at least 

5-10% of retail/office use.    

Revise the mixed use 

development Option B to remove 

the 5-10% of retail/office use in 

order to replace 76,600 square 

feet of approved retail uses and 

40,600 square feet of approved 

office uses with 100 single-family 

attached units.    

 

  

DSC-E3-1 (Sullyfield Park)  

 

In Land Unit E-3. S of Rt. 50 and W 

of Walney Rd. Tax Map: 34-3((5)) 

G1, H2, H3; 34-3 ((7)) 5A; 34- 4 

((11))H1;  34-4((13)) 3, 4  

 

Mix of office, retail and industrial 

uses up to .35 FAR.   

 

Add hotel use to the 

recommendation for a mix of 

uses. 

DSC-F2-1 (Avion)  

 

In Land Unit F2. N of Rt. 50 and E 

of Stonecroft Blvd. Tax Map: 34-

1((3)) 1, B4, B5 

Office and industrial/flex uses up 

to .50 FAR, Ancillary retail uses, 

not to exceed 20% of total 

development. Conventional strip or 

freestanding commercial 

development is not planned and is 

not appropriate along Rt. 50 and 

Willard Rd. 

Increase allowable FAR to .75 

and allow for mixed-use 

development that could include 

office, hotel, retail, personal 

service, medical care facilities, 

and entertainment uses, as well as 

the possibility of assisted living 

facility.  

 

DSC-H-1 (Euro Motorcars)  

 

In Land Unit H. E of Stonecroft 

Blvd, S of Rt. 50. Tax Map: 34-1 

((1)) 2A 

Industrial, research and 

development, and industrial/flex 

uses up to .35 FAR.  

 

Add option for auto dealership 

use on the western portion of the 

parcel. 
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Submission # / Location 
Current 

Comprehensive Plan Guidance 
Land Use Change Considered 

DSC-I-1 (Long and Foster) and 

Albemarle Subdivision 

 

In Land Unit I. E of Lee Rd. on 

George Carter Way and Albemarle 

Point Pl. Tax Map: 44-1((17)) 1, 

5,C, A; 34-3 ((14)) B, 2, 3, 4, 6; 34-

3 ((1))34 

Planned for light industrial and 

industrial/flex up to .35 FAR. 

Property on George Carter Way has 

an option for mix of hotel and/or 

office and industrial/flex up to .35 

FAR. 2nd option for hotel and 

office up to .7 FAR.  

 

Add option for residential use 

(multifamily, single-family 

attached, or age 

restricted/independent/ assisted 

living) with support retail up to 

1.0 FAR.  

 

DSC-J-3 (Westfields) and DSC-J-

2 (Conference Center Drive)  

 

In Land Unit J. E and W of Rt. 28, 

between Willard Rd and Ellanor C. 

Lawrence Park.  

 

Mix of uses that includes office, 

conference center/hotel, industrial 

flex and industrial use at an average 

.50 FAR.  

 

Consider results of ULI Technical 

Assistance Panel Report. The 

Dulles Suburban Center study 

evaluated the ULI 

recommendation for a mixed-use 

area on the east side of Rt. 28 to 

include retail and residential uses 

as well as existing office uses. 

Land Unit E-2 (Sully Place/  

Sully Plaza)  

 

N of Rt. 50, E of Centreville Rd. 

Tax Map: 34-4((1))16B, 16C, 16D, 

16E, 16F, 24A, 26A, 62A1, 62A2, 

62B, 62C 

Retail use with ancillary office use 

not to exceed 20% up to .25 FAR. 

This will provide a transition in 

intensity to the residential areas 

located to the north and east. 

Add an option for mixed use up to 

.50 FAR with a residential 

component. 

 

 

 

 

ANALYSIS 

 

The Advisory Group met regularly and received staff presentations about existing conditions, land 

use considerations and impacts on transportation, parks and schools from the Fairfax County 

Department of Planning and Zoning, the Fairfax County Department of Transportation, the Fairfax 

County Park Authority and the Fairfax County Public Schools. In addition, consideration was 

given to, but was not limited to, stormwater management, airport noise, heritage and cultural 

resources and countywide policies and goals such as affordable housing and the Fairfax Economic 

Success Strategic Plan. Prior to making their final recommendation (summarized in Attachment 

1), the Advisory Group requested staff to evaluate land use changes proposed in Land Units D-1, 

E-2, I and J that were then used to create a land use scenario for the study, which was the basis for 

evaluating transportation and other public facility impacts. After receiving that impacts analysis, 

staff and the Advisory Group reached consensus on a recommendation for the Plan amendment. 

The following outlines the considerations that led to that recommendation. 

 

Land Use 

  

The Dulles Suburban Center Plan describes development in 1992 as “auto-dependent and 

scattered” and characterizes it as predominately office and industrial use. Approximately 29 

Figure 2: DSC Study- Submissions Considered During Study 
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Industrial/ 
Industrial Flex

40%

Office
30%

Retail / Hotel
12%

Government / 
Institutional

6%

Residential
12%

percent of the land area was developed. A comparison of data from the March 1996 Fairfax County 

publication, “State of the Plan” to current development illustrates the changes in the Dulles 

Suburban Center that have occurred over the past two decades. For purposes of this comparison, 

the data includes Land Units A through K. The north side of the Innovation Center TSA (Land 

Unit L) was recently added to the Dulles Suburban Center in 2017. 

 

In 1996, of the over 18 million square feet (sf) of total development, industrial/ industrial flex and 

office uses made up about 70% of development as shown in Figure 3. Residential uses comprised 

about 12% of total development. Between 1996 and 2017, there was an increase of over 30 million 

sf of development from approximately 18 million sf to over 50 million sf, as shown in Figures 3 

and 4. Sectors with the biggest gains were office use with over 14 million sf of growth, with 

residential development growing by almost 9 million sf. Industrial and Industrial Flex space grew 

by over 3.6 million sf, but occupied a much smaller percentage of total development than in 1996. 

Retail and hotel uses grew by almost 4 million sf. Federal and county public facilities such as the 

Udvar-Hazy Air and Space Museum, the National Reconnaissance Office, Westfield High School, 

and the Fairfax County Police Training facility, among others, have contributed to approximately 

1 million sf of growth in governmental and institutional uses. 

 
 

Land Use 1996 Development Percentage by Land Use 

Industrial/ Industrial 
Flex 

7,447,480 sf 
 

Office 5,295,940 sf 

Retail / Hotel 2,130,870 sf 

Government / 
Institutional 

1,204,590 sf 

Residential 
2,225,500 sf  

(1,488 dwelling units) 

Total Square Feet 18,304,380 sf 

 
 

  

Figure 3: 1996 Dulles Suburban Center Development (Land Units A though K) 
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Figure 4: 2017 Dulles Suburban Center Development (Land Units A though K) 
 

Figure 5: Comparison of 2017 Development to Zoning and Comprehensive Plan Potential (s.f.) 
 

 

Land Use 2017 Development Percentage by Land Use 

Industrial/ Industrial 
Flex 

11,074,538 sf 
 

Office 19,510,949 sf 

Retail / Hotel 6,104,362 sf 

Government / 
Institutional 

2,438,163 sf 

Residential 
11,276,020 sf 

(8,294 dwelling units) 

Total Square Feet 50,403,932 sf 

 

 

There continues to be a significant amount of development potential that could occur with the 

existing zoning and under the current Comprehensive Plan.  Of the over 6,000 acres that make up 

the Dulles Suburban Center, approximately 4,800 acres are zoned for commercial or industrial 

development. The estimated total zoning development potential is about 88 million sf. By this 

measure, there is over 39 million sf of zoned development potential remaining in the Dulles 

Suburban Center as shown on Figure 5.  

 

The Comprehensive Plan provides specific land use and intensity guidance for development that 

encourages a vibrant mix of uses balanced with the existing and planned infrastructure. Although 

Comprehensive Plan land use recommendations provide some flexibility for alternative uses, the 

Plan can be quantified to calculate a maximum planned development potential. Based on those 

recommendations, there is a total of approximately 76 million sf of planned non-residential 

development and 21 million sf of planned residential development totaling 97 million sf of planned 

development potential in the Dulles Suburban Center. The following chart illustrates the amount 

of development potential compared to development that exists in the Dulles Suburban Center 

today.  

 

 

 

 

 

 

 

 

 

 

 

97,000,000 

88,000,000 

49,000,000 

Comprehensive Plan Development
Potential

Zoning Development Potential

2017 Existing Development

Industrial/ 
Industrial Flex

22%

Office
39%

Retail / Hotel
12%

Government / 
Institutional

5%

Residential
22%
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The four major land use changes that underwent impacts analysis during the course of the study 

are summarized in Figure 6. In all cases, the proposed land use change would add residential 

development potential where it is not currently envisioned in the Plan. Generally, adding 

residential development potential in an area largely zoned for industrial uses would not be 

consistent with land use compatibility principles. With the introduction of residential communities 

comes the need to provide for additional services and amenities such as parks and schools. For 

these reasons, staff and Advisory Group evaluated where residential development would be 

appropriate given the specific context of each proposal and ultimately recommended the selective 

introduction of residential potential in two of the four areas. In the case of the Middleton Farms 

and Jackson Property area, staff and the Advisory Group were supportive of proposed changes 

which were the subject of a separate staff report and public hearing process.  

 

 

Location 

Current 

Comprehensive 

Plan 

New Land Use 

Scenario  

(Tested Summer 

2017) 

Amount of Change 

Tested 

Middleton Farms/ 

Jackson Property 

(Land Unit D-1) 

1,055,693 s.f. Office 

52,133 s.f.  Retail 

195,499 s.f.  Hotel 

169,000 s.f. Office 

 

241 D.U.s 

(Townhomes) 

-886,693 s.f. Office 

-52,133 s.f.  Retail 

-195,499 s.f.  Hotel 

 

+241 D.U.s 

(Townhomes) 

Sully Place / Sully 

Plaza 

(Land Unit E-2) 

785,439 s.f. Retail 

179,903 s.f. Office 

629,660 s.f. Retail 

89,951 s.f. Hotel 

 

600 D.U.s 

(300 Townhomes 

300 Multi-family) 

+179,903 s.f. Office 

-155,779 s.f. Retail 

+89,951 s.f. Hotel 

 

+600 D.U.s 

Long & Foster Site 

& Albemarle 

Subdivision 

(Southern Land 

Unit I) 

1,155,418 s.f. Office 

646,378 s.f. Industrial 

602,201 s.f. Office 

20,000 s.f.  Retail 

300,000 s.f. Industrial 

100,000 s.f.  Hotel 

 

600 D.U.s 

(255 Townhomes 

345 Multi-family) 

-553,217 s.f. Office 

+20,000 s.f.  Retail 

-346,378 s.f. Industrial 

+100,000 s.f.  Hotel 

 

+600 D.U.s 
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Figure 6: Four Major Areas of Change, Evaluated for Transportation and Public Facility Impacts 

Location 

Current 

Comprehensive 

Plan 

New Land Use 

Scenario  

(Tested Summer 

2017) 

Amount of Change 

Tested 

Westfields 

(Land Unit J: 

Southeast of Route 

28 and Westfields 

Boulevard) 

13,428,206 s.f. Office 

420,321 s.f.  Retail 

1,945,673 s.f. 

Industrial 

527,868 s.f.  Hotel 

32,901 s.f. 

Institutional 

 

1,014 D.U.s 

(74 Single-Family  

290 Townhomes 

650 Multi-family) 

11,640,032 s.f. Office 

570,605 s.f.  Retail 

889,936 s.f. Industrial 

396,369 s.f.  Hotel 

32,901 s.f. 

Institutional 

 

2,378 D.U.s 

(951 Townhomes 

1,426 Multi-family) 

-1,788,174 s.f. Office 

+150,284 s.f.  Retail 

-1,055,767 s.f. 

Industrial 

-131,499 s.f.  Hotel 

 

+1,364 D.U.s 

 

 

 

Sully Place/Sully Plaza, Land Unit E-2  

The proposed introduction of residential development potential in this area is unique in that the 

idea was not the result of a formal submission form that was received at the inception of the study. 

Instead, this idea was offered at a May 11, 2017 community meeting that was held to update 

members of the public on the Dulles Suburban Center study and solicit public ideas and comments. 

The rationale for Land Unit E-2 was that allowing redevelopment with residential uses could 

incentivize improvements to the retail center, including needed internal circulation upgrades. After 

further discussion and refinements by Staff and the Advisory Group, the idea was chosen to move 

ahead for transportation and public facility impacts analysis. Additional community meetings for 

the surrounding neighborhoods were held to share the results of the impacts analysis.  

 

Land Unit E-2 is developed with almost 800,000 sf of retail use. This site is adjacent to residential 

neighborhoods with existing condominiums and single family housing. This adjacency raises the 

opportunity for and importance of compatible redevelopment and the need to create appropriate 

transitions with these neighborhoods. The proposed Plan guidance would increase the 

development potential from an intensity of .25 FAR to .50 FAR, with conditions to ensure 

compatibility with surrounding uses; integration of residential uses into the site layout; creation of 

a pedestrian-oriented environment; and construction of improved internal vehicular and new 

pedestrian circulation systems. Staff and the Advisory Group support this proposed land use 

change. 

 

Long and Foster Area, Land Unit I  

The idea to introduce residential development potential in Land Unit I was first proposed as the 

Long and Foster submission, DSC-I-1. In response to concerns about compatibility with existing, 

zoned and planned industrial uses, the idea of re-planning a larger area was considered. The size 

of the area considered for redevelopment ranged from 33 acres in the original submission to over 
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200 acres that at times included both the east and west sides of Lee Road. As shown on Figure 6, 

the Advisory Group recommended testing a mixed-use land use scenario with a residential 

component for the area on the east side of Lee Road that includes the Long and Foster site and the 

Albemarle development to north. 

 

This land use change is considered in the context of the larger mix of uses in Dulles Suburban 

Center and the extent to which introducing residential development in Land Unit I furthers land 

use compatibility and economic development goals. The Comprehensive Plan envisions a mix of 

commercial uses in Land Unit I that includes a concentration of retail uses in the northern part of 

the Land Unit and office, industrial flex and hotel uses for the mid and southern area. Land Unit I 

is located south of Route 50 and Dulles Airport property, and is bounded to the east by Route 28. 

The land unit is otherwise flanked by land planned and zoned for non-residential uses, and 

industrial zoning – some of which has developed with commercial uses.   

 

Generally, residential uses in this area would not be consistent with the Plan vision of the land unit 

and it is not apparent that residential uses could be easily integrated within this environment. The 

nearest residential neighborhood is the Meadows of Chantilly mobile home park which is zoned 

for industrial uses. Although expansion of the mobile home park is discouraged, the 

Comprehensive Plan encourages protection of this residential neighborhood from the industrial 

uses with transitional screening on adjacent industrially planned parcels.  

 

Land Unit I is centrally located in the Dulles Suburban Center and is separated from areas planned 

or developed as residential neighborhoods. In previous Plan amendments, when considering the 

introduction of residential uses in Land Unit J, located to the south of Land Unit I, staff evaluated 

the proximity and functional relationship that the new communities would have to the existing and 

planned pattern of neighborhoods. The Akridge (i.e. The Preserve) and Commonwealth Center 

plan amendments proposed residential development at the edges of the Dulles Suburban Center in 

places that were within walking distance to other residential communities. The Long and Foster 

property has no such connection to neighborhoods. New residential development would be isolated 

from the existing fabric of residential communities.  

 

As previously mentioned, some of the discussion about converting this area to a residential 

community has also assumed transformation of the larger area along Lee Road because additional 

residential development could address concerns about initial incompatibility. However, expansion 

of residential use would conflict with Fairfax County goals for preserving existing designated 

industrial areas.   

 

Specifically, the Strategic Plan to Facilitate the Economic Success of Fairfax County recommends 

an action to “Preserve existing designated Industrial Areas as valuable locations for needed light 

manufacturing, warehousing, service, and distribution uses that support county residents and 

businesses.” Much of the Dulles Suburban Center is zoned for industrial uses.  However, many of 

these areas have developed with office and other commercial uses.  Land Units G and H are some 

of the few areas of existing industrial uses. Land Unit I is also developed with the Albemarle 

industrial flex complex to the north of the Long and Foster site. Due to the breadth of uses 

permitted in industrial zoning districts, land designated for industrial uses is already vulnerable to 
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development with non-industrial uses.  

 

Industrial businesses support other commercial enterprises and provide important services to 

county residents as well.  Industrial uses are better able to deliver services economically when 

located closer to their commercial and residential customers.  Traditionally located on less costly 

land and in areas viewed as less desirable for residential use, industrial uses are now sensitive to 

redevelopment pressure. In addition to land use compatibility issues, created by residential infill 

development, encouraging a residential mixed-use environment in Land Unit I may increase the 

likelihood that surrounding industrial uses will experience redevelopment pressure thus displacing 

existing industrial uses.  

 

The current planned office and industrial uses have the benefit of not presenting the same land use 

compatibility conflicts that would occur with residential development.  For these reasons stated 

above, staff does not support the proposed introduction of residential development. The Advisory 

Group voted to support the staff recommendation. 

 

Westfields, Land Unit J 

The original Westfields submission DSC-J-3 was written as a placeholder in anticipation of the 

two-day Urban Land Institute (ULI), Technical Assistance Panel sponsored by the Westfields 

Business Owners Association (WBOA). The ULI report recommended the creation of three 

distinct neighborhoods in the Westfields Area, shown on Figure 7. The report envisioned 

Neighborhood A as a secure office neighborhood consistent with the current Comprehensive Plan. 

Neighborhood B was envisioned to be a low density residential area. Since the portion of 

Neighborhood B that is west of Stonecroft Boulevard is within the 60 decibel airport noise contour, 

this area was not considered during the course of the study, as residential uses in this area would 

conflict with existing adopted policies related to airport noise. The report identified Neighborhood 

C as an area that is evolving to be a mixed-use area because portions have been approved for 

residential development. The Advisory Group recommended testing the south east quadrant of the 

Westfields area as mixed use with a residential component. At the January 22, 2018 Advisory 

Group meeting, WBOA requested that consideration of the Westfields submission be deferred 

until after the conclusion of this study to allow more time to develop an appropriate vision for 

Westfields. Staff and the Advisory group support that request. 
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Figure 7: Future Land Use Concepts from TAP Report by ULI Washington. Sponsored by WBOA 

 

 

 
 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

The following four submissions were also considered during the course of the study and 

represent land use changes that were either not supported early in the study or were supported 

but did not require significant impacts analysis.  

 

Wall Road, Land Unit D-3 

Submission DSC-D3-1 proposed to remove the retail and office component from the mixed-use 

option for the Discovery Square area and add 100 townhomes. The existing Plan guidance for 

mixed-use option B recommends 5-10 percent retail and/or office use. While the original mixed 

use town center concept has changed due to subsequent Plan amendment and zoning approvals, 

elements of a mixed use environment can still be achieved. A high-quality development with a 

mix of uses can encourage pedestrian access to community-serving retail and can help establish a 

sense of place. The future public facility/community center, located directly west of the subject 

property, provides an opportunity to anchor a pedestrian corridor with retail frontages, creating a 

synergy between uses. Retail uses would not only serve those moving into new residential units 

built under this Plan option but would also serve nearby office uses and neighboring single-family 

residential communities. Converting the remaining nonresidential uses to residential use abandons 

the Plan intent for a mix of uses at this location. 

 

The Advisory Group considered alternatives such as a scenario that included a reduced amount of 

retail along with a reduced amount of additional residential units. An additional community 

meeting was held to allow the existing and adjacent neighborhoods the opportunity to comment 

on this specific proposed change. Staff does not recommend replacing the approved retail and 

office uses with residential use. This would have the effect of creating a Plan option for 100 percent 

residential use for the larger planned mixed-use area. Staff recommends retaining the existing Plan 
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language for the site. The Advisory Group concurred with the staff recommendation. 

 

In a letter dated February 27, 2018, property owner representatives requested that consideration 

of the submitted land use change be withdrawn from consideration in the study. However, 

consideration by staff and the Advisory Group had already occurred. 

 

Sullyfield Park, Land Unit E-3 

The original submission, DSC-E3-1, proposed to add residential and hotel uses to the mix of uses 

already planned for the area. Since the submission area is within the 60 decibel airport noise 

contour and residential uses are not recommended in this area, residential uses were not considered 

during the course of the study. Current Plan guidance for the area is for a mix of office, retail and 

industrial uses at .35 FAR. During review of Land Unit E-3 plan text, staff recommended adding 

hotel to the list of planned uses for Sullyfield Business Park. The Advisory Group supported the 

staff recommendation. 

 

Avion, Land Unit F-2 

The original submission, DSC-F2-1, proposed to increase the planned intensity for Land Unit F-2 

from .50 FAR to 1.0 FAR and proposed to add residential uses. In April 2017, a revision of the 

submission was offered to reduce the area proposed for change from 186 acres to 57 acres along 

Route 50 with a proposed intensity up to .75 FAR. Since the submission area is within the 60 

decibel noise contour and residential uses are not recommended in this area, residential uses were 

not considered during the course of the study. Staff recommends retaining the current Plan for 

office and industrial/flex uses and support retail use up to .50 FAR and optional uses of hotel, 

restaurant and cultural uses. The Advisory Group supported the staff recommendation. 

 

Euro Motorcars, Land Unit H 

Submission DSC-H-1 proposed to add an option for an auto dealership on the western portion of 

the 9.28 acre subject property. Staff and the Advisory Group agreed that consideration of this 

proposed land use change should occur with discussion of Land Unit H as a whole. Land Unit H 

is 935 acres in size, includes the subject property and is planned for industrial, research and 

development, and industrial/flex uses up to an intensity of .35 FAR. This subject property is located 

prominently at the intersection of Route 50 and Stonecroft Boulevard. The Chantilly Auto Park is 

located to the west of the subject property and has established the character of that area with several 

automotive sales businesses. Staff supports the change recommended by Submission DSC-H-1 

and recommends adding an option for an auto dealership on the western portion subject property 

at an intensity up to .35 FAR consistent with the character established with the auto dealerships on 

the west side of Stonecroft Boulevard. The Advisory Group supported the staff recommendation. 

 

 

Transportation 

 

The current Comprehensive Plan identifies major challenges, some focusing on transportation, that 

need to be addressed in order to achieve the goal of a balanced land use and transportation system. 

Identified issues include: 
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 The imbalance between zoned development potential and transportation capacity;  

 Preserving the opportunity for alternative transportation modes;   

 Integrating residential development within an area originally predominately envisioned as 

an employment center;  

 Providing for a broad range of uses that are compatible with surrounding residential 

neighborhoods; and  

 Accommodating future growth of the airport.  

 

A traffic analysis of the Dulles Suburban Center was performed to help the Advisory Group 

understand the conditions of the existing and future transportation network. Multiple land use 

scenarios were analyzed as part of this study including existing conditions and future scenarios 

based on Comprehensive Plan potential, zoning potential, and two other possible future land use 

scenarios. The first future land use scenario tested development changes in Land Units D, E, I and 

J. Following presentation to and response by the Advisory Group, proposed revisions to land use 

changes in Land Unit I and J were eliminated. As mentioned previously, the Land Unit J 

representatives requested that this area be studied at a later date.  The revised land use scenario 

formed the final of the future scenarios tested and is shown as the Proposed Land Use Scenario in 

the following tables. The land use changes discussed in the following section includes changes to 

Land Unit D and E.  

 

Traffic Analysis 

The land use scenarios described above, were tested using Travel Forecasting and Synchro traffic 

operations models. These tools were used to understand the impact of the various land use 

scenarios on the planned transportation network. The scenarios were all tested on a transportation 

network reflecting the current Comprehensive Plan Transportation Plan Map. Assumed 

improvements to the network included in the future transportation network, include:  

 A widened Route 28 to 10 lanes from I-66 to Route 267 (DTR) with high occupancy vehicle 

(HOV) lanes; 

 A widened Centreville Road from four to six lanes between Walney Road and West Ox 

Road;   

 A widened Frying Pan Road from two/four to six lanes between Route 28 and Centreville 

Road; 

 A new four lane road connecting Park Center Road and Sunrise Valley Drive; 

 A widened McLearen Road from four to six lanes between Route 28 and Centreville Road; 

 A widened Walney Road from two to four lanes between Poplar Tree Road and Westfields 

Boulevard; 

 An extension of Poplar Tree Road to the west over Route 28 connecting to Stonecroft 

Boulevard; 

 An extension of the Metrorail Silver Line to Loudoun County, including the Innovation 

Center Metrorail Station; and 
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 The provision of high occupancy toll (HOT) lanes on I-66, including a modified 

interchange at Route 28 and I-66 and the removal of signals on Route 28 at I-66 and further 

north on Route 28. 

The analyses helped with the evaluation of the effectiveness of the current Comprehensive Plan 

guidance that encourages uses with fewer transportation impacts and informed recommendations 

made by the Advisory Group and staff.   

  

A key factor in understanding the performance of the transportation network assuming the different 

land use scenarios is the amount of delay, or time spent in congestion, experienced by people 

traveling within the Dulles Suburban Center during the morning and evening peak periods. Table 

1 shows the delay associated with the various scenarios.  These results reflect the daily total amount 

of delay experienced by all drivers in the Dulles Suburban Center and is the sum of each driver’s 

delay during the two peak periods.   

 

Table 1: Dulles Suburban Center Cumulative Hours of Delay per Day 

Peak Period Existing 
Zoning 

Potential 
Comp. Plan 

Proposed Land Use 

Scenario 

AM (6:00 – 9:00) 1,500 4,300 4,000 3,900 

PM (3:00 – 7:00) 1,600 4,500 3,800 3,700 

Total Peak Period Delay 3,100 8,800 7,800 7,600 

 

The proposed changes decrease the anticipated delays slightly with the introduction of residential 

use in Land Unit D and at the Sully Place/Sully Plaza Shopping Centers.  

 

The current Comprehensive Plan allows for increases in development, which correlates with the 

increase in traffic volumes and, consequently, hours of delay experienced by travelers. The 

relationship is also seen in the Zoning Potential, where delays are greater than the Current 

Comprehensive Plan.  

 

The intersection level of service (LOS) results are consistent with those for the delay experienced 

on roadways in the Dulles Suburban Center.  These results are shown in Figure 8 and Table 2.
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Table 2: Dulles Suburban Center Summary of LOS E and F Intersections  

AM Peak Hour  

Existing 
Zoning 

Potential 
Comp. Plan Proposed Land Use 

LOS E 1 3 5 4 

LOS F 1 7 6 6 

Total 2 10 11 10 

PM Peak Hour  

Existing 
Zoning 

Potential 
Comp. Plan Proposed Land Use 

LOS E 1 10 8 8 

LOS F 5 6 8 7 

Total 6 18 16 15 

 

The number of intersections falling below the recommended LOS D for the Dulles Suburban Center increases 

under all future scenarios, when compared to existing conditions. However, the proposed land use changes 

result in improved LOS, when compared to the current Comprehensive Plan and zoned potential.  
 

There are also potential smaller scale infrastructure improvements that can be implemented in the Dulles 

Suburban Center to improve traffic operations.  These modifications include additional left turn lanes, right 

turn lanes, through lanes and signal re-timings, which were used in the testing of the Proposed Land Use 

Scenario. With these mitigations, LOS can be improved.  These improvements would be analyzed in the future 

as needed, and are not identified individually in the Comprehensive Plan due to their site-specific nature; 

however, the traffic analysis indicates that these measures would result in significant improvement to the 

transportation network as seen in Table 3. 

 

Table 3: Dulles Suburban Center Summary of LOS E and F Intersections with Mitigation 

AM Peak Hour 
 

Comp. Plan Proposed Land Use 
Proposed Land Use+ 

Mitigation 

LOS E 5 4 1 

LOS F 6 6 1 

Total 11 10 2 

PM Peak Hour 
 

Comp. Plan Proposed Land Use 
Proposed Land Use+ 

Mitigation 

LOS E 8 8 1 

LOS F 8 7 2 

Total 16 15 3 
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The current Comprehensive Plan creates a lesser impact on the transportation network than does the current 

zoning potential, and the proposed land use continues to reduce the burden on the planned transportation 

network. The continued encouragement of uses that generate less impact on the transportation network will 

continue to be an important policy in the Dulles Suburban Center Plan.  

 

Sully Place / Sully Plaza Trip Generation 

The final transportation analysis considered changes in two areas, Land Unit D and Land Unit E. The land use 

changes for Land Unit D were processed in a separate Plan Amendment, which was adopted in advance of the 

Dulles Suburban Center Plan Amendment. The Dulles Suburban Center plan amendment makes new land use 

recommendations for the Sully Place/Sully Plaza Shopping Center, in Land Unit E. This change is to 

recommend increasing the density allowed on the site, and introduce residential uses.  The trip generation for 

this change is shown in Table 4.  

 

Table 4: Sully Place/Sully Plaza Trip Generation Comparisons 

  Quantities Unit Daily 
AM 

Total 
PM 

Total 
In Out In Out 

Current Plan 

Office (710) 180 KSF 2,051 269 37 306 48 232 280 

Retail (820) 720 KSF 24,492 428 262 690 1,079 1,169 2,248 

Total 
  

26,543 697 299 996 1,127 1,401 2,528 

  
         

Proposed Plan 

Apartments (220) 300 DU 1,942 30 121 151 119 64 183 

Townhomes (230) 300 DU 1,673 21 103 124 99 49 148 

Hotel (310) 124 Rooms 738 39 27 66 38 36 74 

Office (710) 180 KSF 2,051 269 37 306 48 232 280 

Retail (820) 630 KSF 22,457 375 230 605 987 1,069 2,056 

  
  

28,861 734 518 1,252 1,291 1,450 2,741 

 

Change 
  

2,318 37 219 256 164 49 213 
Notes:  Trip Generation is derived from the Institute of Traffic Engineers (ITE), Trip Generation, 9th edition (2013). Trip Generation estimates are provided for 

general   order-of -magnitude comparisons only, and do not account for pass-by, internal capture, or traffic reductions as result of proximity to transit stations 

 

This change was included in the traffic analysis for the Dulles Suburban Center and is reflected in the changes 

in delay and LOS discussed in the previous section. While the proposed use generates more trips than the 

current Comprehensive Plan, it does not increase trips above the VDOT Chapter 870 threshold of 5,000 

additional daily trips, which would require additional analysis. Most importantly, these trips do not change the 

anticipated peak hour intersection LOS at the intersections of Centreville Road/Walney Road and Route 50 

and Sully Field Circle/Centreville Drive and Route 50, when compared to the existing Comprehensive Plan.   
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Comprehensive Plan Guidance 

The guidance in the Comprehensive Plan is proposed to be updated to reflect existing conditions, as well as 

new best practices for pedestrian and bicycle facilities, transportation demand management (TDM), and 

parking management strategies. Sections related to Special Requirements, Concepts and Potential 

Transportation Strategies for the Dulles Suburban Center are proposed to be consolidated in other locations or 

deleted from the Transportation Guidance, as they are redundant with guidance already in the Plan or have 

already been implemented.  

 

Multiple transportation improvements have been completed since the last Dulles Suburban Center 

Comprehensive Plan update and are proposed to be removed from the Transportation Plan Map, including the 

widening of Route 50 to six lanes, east of Route 28, the widening of Willard Road to four lanes, the widening 

of Walney Road to four lanes, the widening of Lee Road to four lanes, and the completion of Collector Roads 

in Land Units D-3 and D-4.   

 

Schools 

 

There are 3,792 students residing in the Dulles Suburban Center (Land Units A through K). Table 5 shows the 

total number of students, by school level, according to September 30, 2016 certified membership. About 93% 

of these students attend the schools that serve the Dulles Suburban Center area. 
 

Table 5: Dulles Suburban Center Residing Students 

 Elementary School Middle School High School Total 

Dulles Suburban Center 2,278 531 983 3,792 

Based on September 30, 2016 certified membership. 
Some students residing in the Dulles Suburban Center area attend transfer to schools outside the area. 

 

A total of 14 Fairfax County Public Schools serve the Dulles Suburban Area, although only Coates, Floris and 

McNair Elementary schools, Carson Middle School, and Westfield High School are physically located within 

the area. The schools serving this area are listed in Tables 6, 7 and 8 which show the existing school capacity, 

enrollment, and projected enrollment for these schools. By the 2020-21 school year, three of the 14 schools 

are projected to be over capacity; a deficit will exist at McNair Elementary School, Carson Middle School and 

Chantilly High School.  The school capacity chart shows a snapshot in time for student enrollments and school 

capacity balances. Student enrollment projections are done on a six-year timeframe, currently through school 

year 2020-21 and are updated annually.   
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Table 6: Elementary School Projected Capacity and Enrollment 

School 
Design 

Capacity 

SY16-17 

Program 
Capacity 

 SY16-17 

Membership 

SY16-17 

Capacity 
Balance 

Projected Enrollment Projected Capacity 

SY 17-
18 

SY 18-
19 

SY 19-
20 

SY 20-
21 

SY 21-
22 

SY 17-
18 

SY 18-
19 

SY 19-
20 

SY 20-
21 

SY21
-22 

Virginia Run ES 1,008 856 678 178 681 670 690 698 726 175 186 166 158 130 

Cub Run ES 874 622 569 53 569 555 534 537 526 53 67 88 85 96 

Lees Corner ES 896 790 766 14 784 781 778 750 733 -4 -1 2 30 47 

Brookfield ES 1,036 844 832 12 830 825 804 796 799 14 19 40 48 45 

**Poplar Tree ES**2 896 771 716 55 731 658 625 594 574 40 113 146 177 197 

Coates ES 868 690 748 -58 739 716 697 666 651 -49 -26 -7 24 39 

Floris ES 924 900 720 80 736 712 710 697 680 64 88 90 103 120 

**Oak Hill ES**4 1,064 936 842 94 828 806 764 743 715 108 130 172 193 221 

**McNair ES**1,2,3 1,700 904 1,342 -438 1,422 1,430 1,450 1,450 1,443 -518 -526 -546 250 257 

Based on September 30, 2016 certified membership.  
Capacities and Projected Membership based on the adopted FY2018-22 Capital Improvement Program (January 2017). 

1 Numbers in italics are future design capacity and projected capacity balance after a renovation or capacity enhancement. 
2 **General education and AAP center school.** 

3 North West County ES design capacity included in future capacity of McNair ES. 

4 **General education and AAP center school.** 
 

 
 
 
 

  

Table 7: Middle School Projected Capacity and Enrollment 

  

  
School 

  

Design 
Capacity 

SY16-17 

Program 
Capacity 

  
SY16-17 

Members

hip 

SY16-17 

Capacity 
Balance 

Projected Enrollment Projected Capacity 

SY17-

18 

SY18-

19 

SY19-

20 

SY20-

21 

SY21-

22 

SY17-

18 

SY18-

19 

SY19-

20 

SY20-

21 

SY21-

22 

**Carson MS**4 1,539 1,487 1,524 -38 1,506 1,531 1,521 1,498 1,513 -20 -45 -35 -12 -27 

Franklin MS 1,215 993 894 99 901 881 894 917 915 92  112  99  76  78  

**Rocky Run MS**1, 2 1,350 1,065 1,258 -193 1,288 1,262 1,259 1,240 1,183 -223 -197 -194 -175 167 

Stone MS 1,104 956 780 176 747 767 773 747 697 209 189 183 209 259 

Based on September 30, 2016 certified membership.  
Capacities and Projected Membership based on the adopted FY2018-22 Capital Improvement Program (January 2017). 
1 Numbers in italics are future design capacity and projected capacity balance after a renovation or capacity enhancement. 
2 **General education and AAP center school.** 

 

Table 8: High School Projected Capacity and Enrollment 

 

School 

  

Design 
Capacity 

SY16-17 

Program 
Capacity 

  

SY16-17 
Membership 

SY16-17 

Capacity 
Balance 

Projected Enrollment Projected Capacity 

SY17-
18 

SY18-
19 

SY19-
20 

SY20-
21 

SY21-
22 

SY17-
18 

SY18-
19 

SY19-
20 

SY20-21 SY21-22 

Chantilly HS1 2,581 2,571 2,757 -186 2,785 2,831 2,891 2,940 3,002 -214 -260 -320 -369 -431 

South Lakes HS2,3 2,700 2,144 2,483 -339 2,472 2,436 2,420 2,479 2,490 -328 264 280 221 210 

Westfield MS 2,823 2,730 2,578 152 2,609 2,654 2,584 2,679 2,680 121 76 146 51 50 
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Future School Needs 

Based on zoning cases that have been reviewed by Fairfax County Public Schools Office of Facilities Planning 

Services, as of September 2017, there are anticipated increases in projected student numbers for the Dulles 

Suburban Center. These anticipated students are calculated using a countywide yield ratio of students per 

housing unit. New proposals for residential development under existing or proposed Comprehensive Plan 

options would generate additional students. This Plan amendment increases the potential for approximately 

265 total students in the Lees Corner Elementary School, Franklin Middle School and Chantilly High School 

pyramid. 

 

Capital Improvement Projects 

Carson Middle School and Chantilly High School are projected to have capacity deficits by school year 2021-

2022. Proposed capacity solutions are included in the FCPS Capital Improvement Program (CIP) for schools 

that may have a need for additional capacity. The five-year student enrollment projections and individual 

school capacity evaluations are updated annually by FCPS. Recommended boundary adjustment options and 

program changes are included in the CIP for future consideration based on the most recent five year projections 

and SY 2016-17 capacity evaluations. Any option chosen for potential implementation will be discussed and 

decided through a transparent process that engages the community, in accordance with School Board Policy 

and Regulations. This includes adjustments needed for Advanced Academic Program centers at existing 

facilities and newly identified site locations. Proposed capacity solutions include: 

 

Coates ES: Monitor student membership. Capacity deficit accommodated with temporary facilities or 

interior architectural modifications. 

 

Oak Hill ES: Renovation to begin in the 10-year CIP cycle. 

 

McNair ES: Construct North West County ES on the site of McNair ES to open in SY 2020-21. This 

option will provide necessary capacity relief to the school. 

 

Carson ES: Create a new AAP Center at Franklin MS. Reassign AAP students residing within the 

Franklin MS boundaries from Carson MS AAP Center to the new AAP Center at Franklin MS. This option 

will provide capacity relief to Carson MS. 

 

Franklin MS: Create a new AAP Center at Franklin MS. Reassign AAP students residing within the 

Franklin MS boundaries from Carson MS AAP Center to the new AAP Center at Franklin MS. This option 

will provide capacity relief to Carson MS. 

 

Rocky Run MS: At the conclusion of the renovation and capacity enhancement in SY 2021-22, Rocky 

Run MS will have a design capacity of 1,350 students. Create a new AAP Center at Lanier MS to 

accommodate Fairfax HS Pyramid students. 

 

Future Western HS: Monitor high school memberships at schools such as Chantilly HS, Centreville HS, 

Herndon HS, Oakton HS, South Lakes HS, and Westfield HS. Based on potential site acquisition location, 
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construct a new high school to alleviate capacity concerns. Reassign students from overcrowded high 

schools where surplus capacity is available. 

 

 

Parks and Recreation 

 

There are approximately 1,000 acres in 18 county parks located in the Dulles Suburban Center. These parks 

include five rectangular synthetic fields, two rectangular grass fields, three grass diamond fields, two skinned 

diamond fields and 6 playgrounds. In addition, the Cub Run RECenter is located in the Dulles Suburban Center.  

These parks are supplemented by schools and private recreation facilities. Dulles Suburban Center residents 

also use nearby parks outside of the Dulles Suburban Center, such as Frying Pan Farm Park and Richard W. 

Jones Park.  

 

The Park Authority relies on a variety of methods and data to plan for new parkland and recreational needs. 

The Great Parks, Great Communities planning document serves as a comprehensive plan for the County’s park 

system and guides future park use and development. Its specific recommendations for the Dulles Suburban 

Center include promoting connectivity, building communities, meeting recreational needs, and stewarding 

significant natural and cultural resources. To address the dynamics of urbanizing areas, the County’s Urban 

Park Framework guides the design of open space and recreational amenities that integrate into the County’s 

vision for future growth and development. Growth in surrounding jurisdictions also affects the Park 

Authority’s ability to meet increased demands for recreation as non-County residents and workers rely on 

Fairfax County’s park system.  

 

This plan amendment results in 1,680 potential additional residents. Parks and recreation needs that are 

generated by development should be met based on service standards from the Policy Plan. Identified park 

facilities needed in the Dulles Suburban Center include rectangle fields, baseball and softball diamonds, multi-

use courts and playgrounds. It is recommended that new park facilities be co-located with new development 

where possible. Urban parks should also be located on-site with new development to enhance the community 

and to make new parks and recreational facilities accessible to new residents, employees and visitors. 
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Airport Noise 

 

Due to the location of Dulles Airport runways, the type 

and frequency of various aircraft using the airport, as well 

as airport operating procedures, portions of Fairfax 

County in the vicinity of the airport are either currently, or 

are projected to be, subject to levels of aircraft noise which 

may be incompatible with residential development and 

other noise sensitive land uses. The Comprehensive Plan 

does not recommend residential development in areas with 

projected aircraft noise exposures exceeding DNL 60 dBA 

as illustrated on Figure 9. 

 
The Metropolitan Washington Airports Authority 

(Airports Authority) is undertaking a study beginning in 

2018 to update the noise contour maps for Dulles 

Airport.  The objective of the study is to provide updated 

noise contour maps that can help guide land use 

compatibility planning in the region.   The Airports 

Authority has formed a Local Jurisdictional Stakeholder 

Working Group for this study comprised of Airports 

Authority interdisciplinary staff, professional technical 

staff from local government (including Fairfax County) 

who have recently been appointed by their respective 

jurisdictions, airline partners and key Federal Aviation Administration (FAA) officials.   

 

There are several reasons the Airports Authority decided to embark on this effort at this time.  First, there have 

been changes in the aviation environment since the early 1990’s when the Airport Overlay Districts were first 

established and the future vision should reflect these changes. Second, flight tracks and overall utility of the 

airfield at Dulles Airport has evolved and will continue to evolve with implementation of FAA’s NextGen 

modernization program.  In addition, the FAA is modifying flight procedures to allow for the triple 

simultaneous runway operations during low visibility conditions or Instrument Flight Rules (IFR) which will 

likely increase utility and capacity at Dulles Airport.   

 

Water Quality and Stormwater Management 

 

Environmental policies and regulations shape development and address the protection of Environmental 

Quality Corridors, stormwater management, and water quality. The Dulles Suburban Center extends across 

two watersheds. The portion north of Route 50 is in the Horsepen Creek watershed and the area south of Route 

50 is in the Cub Run watershed.  The proposed Plan text includes new goals for stormwater management and 

water quality controls for new development or redevelopment proposals in the Dulles Suburban Center.  

 

 

 

 

Figure 9: DNL 60 dBA Aircraft Noise Contour 
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Heritage Resources 

 

Heritage resources in Fairfax County are those sites and structures, including their landscape settings that 

exemplify the cultural, architectural, economic, social, political, or historic heritage of the county or its 

communities. Established in 1969, the Inventory of Historic Sites is a catalog of historically significant sites 

in Fairfax County. There are at least 50 sites in or near the Dulles Suburban Center that are listed in the 

Inventory of Historic Sites. These include Sully, the country home of Richard Bland Lee, the first U.S. 

congressman from Northern Virginia and also the uncle of Robert E. Lee. The original Sully property once 

covered over 3,000 acres between Cub and Flatlick Runs. The main house, which was built in 1794 and several 

of the original outbuildings are the focus of the Sully Historic Overlay District.  

 

Strategic Plan for Economic Success 

 

The Plan amendment addresses the Board priorities identified in the Strategic Plan for Economic Success, 

particularly those for a clean and sustainable environment, a vibrant economy, an efficient transportation 

network and recreation and cultural opportunities. The Dulles Suburban Center is identified as an employment 

area and the proposed Plan amendment advances the goal of further diversifying our economy by identifying 

development options to offer development flexibility where appropriate. The Plan amendment would advance 

the goal of creating places where people want to be by planning for additional mixed use communities, 

maintaining schools and parks, and preserving designated industrial areas. The Plan amendment furthers the 

goal to promote healthy living with Plan guidance that promotes walkability and connectivity of pedestrian 

facilities. The proposed Dulles Suburban Center plan encourages the expansion of a multi-modal transportation 

network and the reduction of congestion on Route 28 which advances the goal to invest in natural and physical 

infrastructure.  

 

 

CONCLUSION 

 

Plan Amendment #2013-III-DS1 proposes revisions to the Dulles Suburban Center Overview, Area-wide 

Recommendations and Land Unit Recommendations. The revisions are intended to ensure consistency with 

current policy and practice, reflect existing development, and make editorial and organizational changes. The 

proposed Plan amendment also reflects the Advisory Group recommendations summarized in Attachment 1.  

This includes the addition of a residential option to create a pedestrian-oriented, mixed use environment in 

Land Unit E-2, the site of the Sully Place and Sully Plaza Shopping Centers, the proposed Plan Amendments 

DSC-Areawide-1, DSC-Areawide-2, Sullyfield Park (DSC-E3-1), and Euro Motorcars (DSC-H-1). 

 

Comprehensive Plan Amendments for Commonwealth Centre (DSC-J-1), Pohanka (DSC-E4-1) and 

Middleton Farms (DSC-D1-1) were approved previously as they were reviewed ahead of the larger study. 
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RECOMMENDATION 

 

Staff recommends the Comprehensive Plan, including associated maps and figures, be modified as 

shown on Attachment 2. Text proposed to be added is shown as underlined and text proposed to be 

deleted is shown with a strikethrough.  Text shown to be replaced is noted as such. 

 

 

COMPREHENSIVE LAND USE PLAN MAP:  

The Comprehensive Land Use Plan Map will change for the Walney Village subdivision, Tax Map 

44-2((22)), from mixed use to 5-8 dwelling units per acre. 

 

 

COUNTYWIDE TRANSPORTATION PLAN MAP:  

The Countywide Transportation Plan Map will change to reflect transportation improvements that 

have been completed, including the widening of Route 50 to six lanes, east of Route 28, the widening 

of Willard Road to four lanes, the widening of Walney Road to four lanes, the widening of Lee Road 

to four lanes, and the completion of Collector Roads in Land Units D-3 and D-4.   

 

 

ATTACHMENTS 

 

Attachment 1: Summary of Dulles Suburban Center Land Use Study Submissions and Dulles 

Suburban Center Advisory Group Recommendations 

 

Attachment 2: Comprehensive Plan Text Revisions for Dulles Suburban Center and associated 

Figure Changes 
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ATTACHMENT 2 
 
MODIFY: Fairfax County Comprehensive Plan, 2017 Edition, Area III Volume, Dulles Suburban 

Center, as amended through 3-20-2018.  
 

 

DULLES SUBURBAN CENTER 

BACKGROUND  
  
Location  
 

The Dulles Suburban Center is located in western Fairfax County, adjacent to the eastern and 
southern boundaries of the Washington Dulles International Airport (referred to hereafter as “Dulles 
Airport”). The Dulles Suburban Center extends from just north of the Dulles Airport Access and Toll 
Road (DAAR) on the north to I-66 on the south (see Figure 1). and encompasses the future Innovation 
Center Metrorail station. The Dulles Suburban Center small area boundary encompasses the future 
Innovation Center Metrorail station and includes the Innovation Center Transit Station Area (TSA) 
located north and south of the DAAR. The southwestern edge of the Suburban Center is contiguous 
with Loudoun County and Dulles Airport property. With the exception of a small part of the Reston 
Transit Station Areas at the northeast corner, the Dulles Suburban Center is bordered to the north, south 
and east by residential neighborhoods. Major highways traversing the Center north and south are Route 
28, Centreville and Walney Roads are three major highways that provide north and south access 
through, to and from the Dulles Suburban Center. Route 50 bisects the area from east to west.   
  

For planning purposes, the Suburban Center has been divided into land units, found on Figure 2. 
(Note that Plan guidance in the Dulles Suburban Center Overview, Area-Wide, Land Unit, and Design 
Guidelines sections does not apply to Land Unit L. Please refer to the section for Land Unit L below as 
well as area-wide guidance in the Upper Potomac Planning District.)  

  
Route 28 Tax District  

  
The boundary of the Dulles Suburban Center corresponds closely to that of the Route 28 Tax 

District; however, the Rockland Village subdivision (discussed later in Land Unit E-4), the Police 
Training Center (Land Unit F-3), and the eastern part of McNair Farms (Land Unit B), and the Center 
for Innovative Technology (Land Unit L), all of which are within the Suburban Center, are outside the 
Tax District. The Tax District was established by Virginia statute in December 1987 for both Fairfax and 
Loudoun Counties to provide for extensive private sector participation in paying for road improvements 
needed to serve airport-related economic development. The Tax District was established in response to 
concern about the large amount of anticipated development in the Route 28 corridor and the inadequacy 
of public funds to provide for the necessary major road improvements. The identified improvements are 
to occur in two multi-year phases; the current Tax District legislation provides funds for the first phase 
of improvements. In Fairfax County, Tax District funds have been used to widen Route 28 from two to 
six lanes and provide grade-separated interchanges at Route 50 and the DAAR. These improvements do 
not include widening other roads unless the widening is related to improving an interchange. Neither does 
the current funding provide for the full implementation of approved Virginia Department of 
Transportation (VDOT) plans for Route 28 expansion, such as the building of additional grade separated 
interchanges. Until the year 2005, the zoning district provisions that were in effect prior to December 
1989, are in effect in the Route 28 Tax District. If the Tax District legislation is not reenacted to provide 
for the Phase II transportation improvements or otherwise amended, then the zoning in this area will come 
under the  



 Staff Report for Plan Amendment 2013-III-DS1 

   

 

 

 
Page 36 of 231 

 
 

 

 

  
  

FIGURE 1  
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FIGURE 2  
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county's Zoning Ordinance current at the time. The legislation established a procedure whereby the 
state would borrow funds for specific transportation improvements in the Tax District and the 
landowners would pay a special tax to cover the majority of the costs associated with the construction and 
financing of these improvements. The special tax is levied on all commercial and industrial land in the 
district and is based on the land's assessed fair market value. The tax rate cannot exceed 20 cents per 
100 dollars of assessed value. The Tax District's obligation covers 80 percent of the cost of the 
transportation improvements.  The remaining 20 percent and any shortfall is to be provided from state 
transportation funds.  
  
Land Use Character  
  

The Dulles Suburban Center is approximately 6,340 6,644 acres in size and is one of Fairfax 
County’s largest employment areas. Existing development includes mid-rise office development along 
Route 28 with larger concentrations of office near the future Innovation Center Metrorail Station and 
the Westfields Business Park. There are also large areas of industrial and industrial/flex development 
that serve both the local and regional communities and provide manufacturing, distribution and repair 
services. Residential development is located along some portions of Centreville Road and Walney Road 
and is also included in the mixed-use areas within Land Unit A and Land Unit J. Retail and hotel uses are 
located along major roadways. Public and private schools as well as other public facilities, governmental 
and institutional uses are dispersed throughout the entire suburban center. (Land Units A-K). 
Approximately 1,820 acres, or 29 percent of the land, was developed as of January 1992. There are 
1,100 acres, 17 percent, in public ownership. Major public facilities include the county police training 
academy located in Land Unit F-3; Ellanor C. Lawrence Park, a Countywide Resource-based park 
located, in part, in Land Unit K; and the Sully historic site, located in Land Unit D-5.  

  
Existing development is auto-dependent and scattered throughout the Dulles Suburban Center. The 

greatest concentrations appear along the eastern side of the Route 28 Corridor (Dulles Corner offices at 
the Dulles Airport Access and Toll Road; Electronic Data Systems (EDS) and the Renaissance Ramada 
Park at McLearen Road). At the intersection of Routes 50 and 28, the majority of development is located 
on the southern side of Route 50 and extends east and west of Route 28. Of the existing development, 
the great majority is in the combined categories of office and industrial use. In fact, much of the industrial 
development is developed in combination as industrial/flex use. As of January 1992, industrial, office 
and industrial/flex uses comprised 1,300 acres, 71 percent of total developed acres and 14.2 million total 
gross square feet of development. Major developments include Dulles Corner, Westfields, Lafayette 
Business Park, Sullyfield Business Park, EDS, Dulles Technology Park, and Avion.  

  
Major public facilities include the county public safety facility to be located on 110 acres next to the 

southern and western boundary of Dulles Airport; Ellanor C. Lawrence Park, a natural preserve located 
along Route 28 north of Centreville and I-66; and the Sully historic site, located north of Route 50 along 
Route 28 adjacent to Dulles Airport. Other public facilities include the Floris Elementary School near 
the intersection of Centreville and West Ox Roads; a fire and rescue center in the same location and 
another on Walney Road just south of Route 50. Two former sewage treatment plants have been converted 
to other uses: Flatlick Treatment Plant is used as open space and a plant nursery operated by the Fairfax 
County Park Authority, and Cub Run Treatment Plant is used by the Department of Public Works and 
Environmental Services. Some public parkland associated with Environmental Quality Corridors 
(EQCs) has been dedicated in various locations throughout the Suburban Center, notably, in the Cub Run 
area south of Route 50 and surrounding the residential development in Floris.  

  
Retail uses include the Sully Place, Sully Plaza and Sully Square shopping centers, community-

serving facilities, located at the intersection of Centreville Road and Route 50. The Village Center at 
Dulles, in the McNair Farms planned development on Centreville Road near the DAAR, also contains 
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a community-serving shopping center. Copper Crossing, Kings Grant, Mountain View and Rogers Farm 
are single-family subdivisions developed with one-half and one acre lots in Floris (Land Unit C). 
Multifamily and townhouse residential units are located in Land Unit B and portions of Land Unit A  

  
.A major factor in planning for the Dulles Suburban Center is the amount of land already zoned for 

higher intensity, nonresidential development. Approximately 4,800 acres or 76 percent of the study area 
is zoned for industrial and commercial uses. The remainder is zoned for residential and public facilities 
uses.  
  
Route 28 Tax District  
  

  
In 1987, the Boards of Supervisors of Fairfax and Loudoun Counties created the Route 28 

Highway Transportation Improvement District to fund improvements to Route 28 that have included 
widening the roadway and constructing ten grade-separated interchanges. The district is governed by 
a commission comprised of four members each from the Loudoun and Fairfax Boards of Supervisors 
and the Commonwealth of Virginia’s Secretary of Transportation. The Tax District was established in 
response to concern about the amount of anticipated development in the Route 28 corridor and the 
inadequacy of public funds to provide for the necessary major road improvements.  Tax District funds 
have been used to widen Route 28 to eight lanes and provide multiple grade-separated interchanges, 
including at Route 50, Air & Space Museum Parkway and the DAAR.  The boundary of the Dulles 
Suburban Center corresponds closely to that of the Route 28 Tax District; however, the northern 
portion of the Innovation Center Transit Station Area (Land Unit L), the Rockland Village subdivision 
(located in Land Unit E-4), the Police Training Center (Land Unit F-3), and the eastern part of McNair 
Farms (Land Unit B), all of which are within the Suburban Center, are outside the Tax District.          
  
The legislation established a procedure whereby the state would borrow funds for specific 

transportation improvements in the Tax District and the landowners would pay a special tax to cover 

the majority of the costs associated with the construction and financing of these improvements. The 

special tax is levied on all commercial and industrial land in the district and is based on the land's 

assessed fair market value.      
 
Planning History  

  
Land in proximity to the Dulles Airport in Fairfax County has been planned for employment or 

industrial use since the Airport airport was envisioned in the late 1950s. Planning for the land adjacent 
to the Airport airport has been influenced primarily by the economic benefit of the direct relationship 
to the Airport airport, the excellent regional access and access potential and by the fact concern that 
residential uses are may not be appropriate in some areas impacted by aircraft noise. The configuration of 
the planned Dulles employment and industrial area has shifted over the years in response to changing 
aircraft noise contour projections; major planning elements, such as the “outer beltway” planned in 
1970 as a north-south facility between Route 28 and Route 123; and changing needs projections for the 
type and extent of employment uses related to the airport Airport.  
  

The late 1960s and early 1970s were a period of rapid development growth countywide. Up to 14,000 
new residents were moving to the county each year and the western county was largely rural. In 1970, the 
first comprehensive plans for the Bull Run and Upper Potomac planning districts were adopted or adopted 
in principle. There was an emphasis in these plans on to support the potential for major employment 
opportunities, partly to help offset the cost of public facilities for residential development and because 
of federal government master planning to expand the airport facility and operations. Expanded aircraft 
noise contours had recently been developed by the Federal Aviation Administration (FAA), which 
included future supersonic transport (SST) operations. The new contour extended to an “outer beltway”, 
shown in the Comprehensive Plan planned in 1970 as a north-south cross-county highway following an 
alignment between Lees Corner Road and Stringfellow Road and joining the present Fairfax County 
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Parkway alignment north of Franklin Farm. which was included in the Bull Run and Upper Potomac plans. 
Residential use was determined to be not appropriate within noise impacted areas and expansion of the 
what was then known as the Dulles employment area eastward into this area was deemed to be 
appropriate.  
  

In 1975, as a result of the Planning Land Use System (PLUS) program, the airport-oriented 
industrial use pattern was modified once again. The extensive nonresidential area planned north of Route 
50 was reduced to an area generally west of Centreville Road. In the 1975 Plan, the nonresidential use 
planned south of Route 50, extended east of Route 28 to the Brookfield subdivision and south of Flatlick 
Run to Ellanor C. Lawrence Park. The “outer beltway” also was removed from the Plan at this time.  

   
The 1975 PLUS Plan recommendations for most of the Dulles Suburban Center were contained in a 

section of the Area III Plan called Areas Related to Dulles Airport and Access Road, which was divided 
into a northern sector and southern sector. The dividing line for these two sectors was Horse Pen Run. The 
uses planned for the northern sector were recommended showplace development, including corporate 
headquarters, hotels, motels, convention centers and office buildings for the area north of Horse Pen 
Run. Ancillary commercial services serving the primary employment uses were envisioned as part of 
the northern sector as well. In the southern sector  In the area south of Horse Pen Run, more traditional 
industrial uses were planned, including light manufacturing, freight distribution facilities, warehousing, 
and office use. A golf course was planned in the southern sector to serve employees in the area and provide 
an open space amenity which would help to protect the Sully historic site. A variety of general policies 
were adopted in conjunction with these uses pertaining to: compatibility of industrial use with 
residential use; restriction of residential development in noise impacted areas; coordination among 
developments; circulation and access; addition of major public facilities, including use of the Dulles 
Airport Access Road (DAAR) for commuter traffic; and expansion of sewer capacity.    

  
In 1982, in order to implement the Occoquan Basin Study recommendations, the county rezoned 

some land within the planned Dulles employment area from residential to an industrial zoning district 
where these uses were proposed in the Occoquan Basin study. This created a complete pattern of 
nonresidential zoning for the Dulles employment area in the Occoquan Basin  
(the area south of Horse Pen Run).  

  
On February 25, 1991, the Board of Supervisors authorized a study of the Route 28 Tax District 

that resulted in recommended changes to the Comprehensive Plan. For the Route 28 Tax District Study, 
the Board of Supervisors appointed a 21-member task force composed of major landowners, 
representatives of businesses, the Town of Herndon, the Fairfax County Planning Commission, and 
citizen organizations. The Task Force and county staff worked together for over one year to identify 
planning issues and objectives and develop land use and transportation recommendations that would serve 
as the basis for a 20-year Plan for the area that was then newly designated as the Dulles Suburban 
Center.    
  
          Since the adoption of the Plan in 1991, there have been a number of amendments to reflect planning 
for the Silver Line Metro Station in the Dulles Suburban Center (Innovation Center); to add options for 
mixed-use and residential use in Land Unit D and Land Unit J; and to revise recommendations for retail 
use in Land Unit I.   
  
  
Update of the Comprehensive Plan  
  
  
  An update of the Dulles Suburban Center was authorized by the Board of Supervisors as 
part of the 2013 Comprehensive Plan Work Program. Beginning in mid-2016 and concluding in early 
2018, the Dulles Suburban Center Advisory Group, composed of landowners, business owners, and 
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representatives of community organizations and area neighborhoods, reviewed the Dulles Suburban 
Center Plan guidance and recommended updates to this guidance. The following Plan text is largely a 
result of that effort.   
  
Update of the Comprehensive Plan  
  

On February 25, 1991, the Board of Supervisors authorized a study of the Route 28 Tax District 
to result in recommended changes to the Comprehensive Plan. For the Route 28 Tax District Study, the 
Board of Supervisors appointed a 21-member task force composed of major landowners, representatives 
of businesses, the Town of Herndon, the Fairfax County Planning Commission, and citizen organizations. 
The Task Force and county staff worked together for over one year to identify planning issues and 
objectives and develop land use and transportation recommendations that would serve as the basis for a 
20-year Plan. The following Plan text is largely a result of that effort.  

  
  

CONCEPT FOR FUTURE DEVELOPMENT  
  

The Dulles Suburban Center offers an opportunity and challenge to create a high quality, well 
conceived, integrated, and functional multiple use balanced employment and residential sector. Vision, 
creativity, reason, and public-private cooperation can be rewarded by fashioning a model community 
characterized by an exemplary quality of life featuring an optimal mix of employment, housing, 
environmental protection, transportation service, and other services, all while significantly enhancing the 
tax base.  

  
The Concept for Future Development identifies this area as a Suburban Center, which includes the 

Innovation Center Transit Station Area (TSA) at its northern extent. The vision for the Dulles Suburban 
Center includes the development of a higher-intensity core area with mixed use development at the 
Innovation TSA to be served by Metrorail. Two smaller nodes of mixed-use development are planned 
for Land Unit E-2 on Route 50, and in the Westfields area to create focal points that have ample public 
spaces that serve residents and employees. The majority of the Dulles Suburban Center is planned to 
remain suburban in character with the areas at the edges providing transitions in intensity and scale to 
the surrounding low-density residential areas.   
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Dulles Airport, a major economic catalyst for the Northern Virginia area, is adjacent to the  
Dulles Suburban Center. Future development within the Suburban Center will benefit from the 
proximity of the airport Airport and emphasize national and international business and commercial 
endeavors; tourism and visitor services; major recreation and entertainment features; mixed commercial 
and residential areas in urban settings with compatible facilities and amenities; and industrial service 
areas required to support the Dulles Airport and suburban area, and the metropolitan region. A variety 
of housing outside the airport noise contours in the Dulles Suburban Center and adjacent Planning 
Districts will serve this Center. Mixed-use development is planned within the Innovation Center Transit 
Station Area adjacent to the Dulles Airport Access Road, with uses similar to but more intense than other 
parts of the Center. This higher intensity core is envisioned to be served by Metrorail. A second node 
of mixed-use development is planned in the Westfields area to create a focal point for residents and 
employees.  
  

The planned roadway system recognizes Route 28 as a major arterial, designed to facilitate 
through traffic and limit direct access onto Route 28 at major intersections.  

Travel within the Dulles Suburban Center is envisioned to be served by a multimodal transportation 
network of interconnecting roadways, and high-quality transit, and enhanced pedestrian and bicycle 
facilities. Plans for high-quality transit service along Route 28 that will link major development areas 
mixed- use nodes within the Center and provide connections to regional transit systems, planned to 
includeing the Metrorail Silver Line, along the DAAR the planned extension of the Metrorail Orange Line 
and I-66 to Centreville, and high-frequency bus service in the High Occupancy Toll (HOT) Lanes on I-
66. Parking facilities would be planned near these transit and development nodes and increased transit 
ridership would be encouraged by limiting parking in those areas planned for the highest intensity 
development.  

  
PLANNING ISSUES  

  
To achieve the Concept for Future Development for the Dulles Suburban Center, a number of 

significant planning issues must be addressed. Identified issues include an imbalance between zoned 
development potential and rectifying the imbalance between development potential and the capacity of 
the planned transportation network; preserving the potential for future transit and capacity; preserving 
the opportunity for alternative transportation modes, including rail; integrating residential development 
into the Center; providing for a broader range of uses and for uses that are compatible with surrounding 
residential neighborhoods; and accommodating the future growth of Dulles Airport. and the proposed 
Annex to the Air and Space Museum. These issues are outlined below.   
  
Development Potential and Transportation Imbalance  
Land Use and Transportation Capacity [Underline Heading] 
  

A central issue affecting planning in the Dulles Suburban Center is the imbalance between the zoned 
development potential of the area and the capacity of the 1991 Countywide Transportation Plan. Of the 
roughly 6,300 acres that make up the Suburban Center, approximately 4,800 acres are zoned for 
commercial or industrial development. As of January 1992, existing nonresidential development totaled 
approximately 15 million square feet of space. It is estimated that the planned roadway improvements 
for the area, which include 33 (one-way) lanes of road capacity, can accommodate a development level 
of approximately 34 million square feet and still maintain acceptable levels of service on the roadways 
in the area (Level of Service D/E as estimated by the Department of Transportation).   

  
The estimated maximum  amount of nonresidential  development  that  could  occur,  given  

 “stable” development, proffered intensities, and by-right zoning, is over 140 million gross square feet 
of space. Because land is already developed at densities of one-third to one-half the allowable zoning, it 
is unlikely that all parcels would develop or redevelop to the maximum zoning envelope. However, the 
likely amount of development to occur in the Route 28 area is well beyond any level that could be 
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accommodated by the currently adopted 1991 Countywide Transportation Plan. This makes it essential 
to evaluate and plan for transportation alternatives including rail, bus transit systems, transportation 
demand management systems, and HOV-lanes, among others.  

  
Given the existing development level of 15 million square feet, if approximately one million 

square feet of new space were built and occupied each year on average, the capacity of the planned road 
system will be adequate for the next 10-15 years based upon construction of the planned system. 
Therefore, the imbalance between land use and transportation will not be perceived by residents or 
workers in the area until there is considerably more development. However, the potential transportation 
demand suggests that methods and techniques for reducing impacts on the road system should be of the 
highest priority. It is reasonable to expect that expanded transit and other transportation alternatives, 
such as transportation demand strategies, must contribute significantly to meeting this demand. Land 
use strategies should also be directed at this issue. Such strategies include planning for uses which 
generate fewer peak-hour trips than office development, discouraging land use sprawl, and encouraging 
higher intensity multi-use “nodes of development” that are better served by transit and transit-friendly 
project planning.  
  

A central issue affecting planning in the Dulles Suburban Center is the need to mitigate the impact 
of the planned and zoned development potential on the capacity of the planned transportation network. Of 
the roughly 6,600 acres that make up the Suburban Center, approximately 75 percent was zoned for 
commercial or industrial use (2015). Existing development totaled approximately 50 million square feet. 
The estimated maximum amount of development that could occur under existing zoning and proffered 
intensities is approximately 88 million square feet (2016). It is projected that at maximum levels of 
development, the associated vehicular trips will have a negative impact on the ability of the 
transportation network to effectively accommodate travel in the Dulles Suburban Center. This possible 
outcome makes it essential to evaluate and plan for a robust transportation system including high quality 
transit, transportation demand management systems, and enhanced pedestrian and bicycle systems.  

  
  Of the 96 million square feet of estimated development potential under the Comprehensive Plan, 

residential development potential is approximately 21 million square feet, and non-residential 
development potential is approximately 75 million square feet. Land use strategies should also be 
directed at balancing the different and growing demands that residential and non- residential uses have on 
the transportation network. Such strategies include planning for uses which generate fewer peak-hour 
trips than office use, discouraging land use sprawl, and encouraging higher intensity multi-use nodes of 
development that are better served by transit.  
  
  
Preservation of Options for Rail and Other Transit  
Planning for Expanded Travel Options [Underline Heading]  
  

The long-term imbalance between the currently planned roadway network and the transportation 
needs of the Dulles Suburban Center may require integration of a rail high quality transit system. If 
substantiated through further analysis, A a critical planning element is the identification and reservation 
of rights-of-way to assure internal access circulation, and interface connectivity with other systems. 
Other options include providing greater and more frequent bus service to and from the area; shuttle bus 
service between different nodes of development within and outside the Route 28 area Dulles Suburban 
Center; greater use of transportation demand management strategies; a transportation management 
association; and rail.   

  
The development of the mixed-use nodes must also take into account the need to provide public 

transportation transfer facilities and pedestrian and bicycle connections. Such facilities would provide 
locations for the transfer of passengers to and from various transportation modes, as for example, 
between automobiles and buses, carpools, or rail vehicles, or between pedestrians and multiple high-
occupancy vehicle options. Specific locations of these points of transfer will also need to be identified as 
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soon as possible in order that sufficient areas can be reserved and/or accommodated in the development 
process.  
  
Integration of Residential Development  
  

One of the principal goals outlined in the Policy Plan is to expand housing opportunities in or near 
employment centers as a way to minimize the impacts of commuters on county roads and to make public 
transit more feasible as a transportation alternative. Planning for a mixture of residential and nonresidential 
uses in the county's employment centers should also aid in expanding the opportunity for affordable 
housing and providing a variety of housing types, including higher density residential development in areas 
that can be served by transit and can offer access to retail and other services. In each of the Suburban 
Centers identified on the county's Concept for Future Development Map, including the Dulles Suburban 
Center, residential uses have been planned where there have been opportunities for residential 
development as evidenced by vacant on land suitable for residential and mixed-use development and 
where there are services, amenities and public facilities, such as schools and parks, planned to serve the 
residential communities. In the Dulles Suburban Center there is also vacant land available and a desire 
for mixed-use and residential development. However, In the Dulles Suburban Center, there are unusual 
constraints that may limit the ability to develop new residential use.  on planning These include the 
need to identify land for parks and schools sites, the effect of the airport noise impacts policy on 
residential uses in some areas, and the current structure of the Route 28 Tax District, and compatibility 
of residential uses with retaining planned and existing and planned industrial uses.  
  

Residential development is currently constrained by the structure of the Route 28 Tax District 
legislation. While the current Tax District enabling legislation would not preclude residential 
development;, it excludes residentially zoned or developed land from Tax District payments. Rezoning 
commercial or industrial property to a residential zoning category would have the affect of removing this 
rezoned property from the Tax District. The tax burden on other landowners of the Tax District, the 
county and the public would increase, thereby posing a threat to the ability of the district to generate 
revenues sufficient to repay the roadway improvement bonds. Given this situation, an option for 
residential use is only planned in this area with the stipulation that no rezoning to a residential category 
shall occur until a mechanism is established by the county or the Tax District legislation is amended to 
allow for contributions from residential development to permit residential development without increasing 
the financial burden on other tax district landowners or the county without their consent. Residential 
development should be encouraged in commercially zoned mixed-use developments where there would 
be no tax loss from inclusion of the residential component.  
 

In planning for a variety of residential uses, consideration must also be given to creating providing 
for a quality living environment in an area that will primarily be developed among in nonresidential 
uses and where access may will be limited. Residential developments will need to provide for 
recreational and other amenities on-site and be adequately screened and buffered to mitigate noise, light 
and other nuisances generated by nonresidential uses. Further, development will need to be designed so 
that traffic associated with nonresidential uses, including trucks, will not, in general, be traveling through 
residential neighborhoods. One exception may be where higher-intensity residential uses are planned 
as part of a mixed-use project.  
  
Compatibility with Existing Neighborhoods  
  

Given the scale and amount of development that could potentially occur in the Dulles Suburban 
Center, it is important that this development not negatively impact the surrounding residential 
communities. The majority of the existing communities adjacent to the Dulles Suburban   
Center are of a low density residential nature comprised almost exclusively of single-family detached 
homes. In most cases, these communities are separated from the Dulles Suburban Center by major 
roadways, public parkland or environmental features such as stream valleys. However, it is important that 
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adequate screening and buffering and access design measures be incorporated into new development to 
mitigate any adverse impacts from noise, headlight glare, and cut-through traffic on existing residential 
development. Two residential subdivisions within the Dulles Suburban Center, Rockland Village (Land 
Unit E-4) and Dulles Meadows Mobile Home Park (Land Unit H), should also be protected through 
compatible development and/or design treatment on adjacent land.  
  
Accommodating a Broader Range of Uses  
  

The Dulles Suburban Center is of sufficient land area and diverse enough in character to 
accommodate a broad range of uses. There is still a considerable amount of vacant land located 
throughout the area that can serve as a resource for future development of a variety of uses. An issue to be 
addressed in this Plan is the manner in which these different types of uses are integrated with existing 
and proposed development. The flexibility to accommodate a broad range of land uses must be 
implemented in such a way as to ensure high quality, compatible development in the area.  

  
Future Growth of Dulles Airport  

  
Growth of Washington Dulles International Airport is a major factor affecting planning for the 

Dulles Suburban Center and the quality of life in western Fairfax County. The Airport airport serves as 
a regional economic focal point. It is one of the region's major employers. Passenger service and cargo 
operations are major contributors to the region's economic well-being.  

 

  
Planning must reflect and accommodate the potential increase in Airport airport operations. The 

Airport Master Plan calls for five runways (two additions) which, on completion will permit a three-fold 
increase in flight operations of up , to 750,000 flights per year. However, construction schedules depend 
on many factors, not yet fully resolved.  

  
While airport employment may be expected to increase, and additional growth may be induced by 

the international character of the airport, fundamental estimates of future employment, commercial 
office facilities, and industrial services are uncertain. Factors that may influence the rate of growth within 
the next twenty to fifty years include changes in aviation technology, level of investment needed, and 
changes in land use in the region.  
  

Airport operations present constraints to development in terms of allowable building heights 
within flight paths and noise impacts. Policies related to building heights may be found in the Area III 
Plan Overview in the section “Allowable Height of Structures in the Vicinity of Dulles Airport.” To 
provide for a healthy living environment, Fairfax County has adopted a policy which states that new 
residential development is not recommended should not occur in areas with projected aircraft noise 
exceeding DNL 60 dBA. Fairfax County has also established an “Airport Noise Impact Overlay 
District” (ANIOD) around Dulles Airport. Location of noise contours around Dulles Airport is 
calculated by a computer model of airport operations. Specific variables are:  
  

- Aircraft type, which include noise emanation patterns.  

- Aircraft operating sequences which include arrival/departure patterns and frequency of 
operation.  

- Time of day, and a weighting function that adjusts for day or night operations.  

The ANIOD boundaries shown on the 1986 and 1992 Comprehensive Plan map were adopted  
for planning purposes in 1983. These boundaries were based on data related to “Stage 2” aircraft, which 
generate relatively high noise levels, and on estimates of future flight operations that were developed 
in the late 1970s. Because of federal legislation requiring U.S. airlines to phase in a new  
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generation of quieter aircraft (“Stage 3” aircraft), and because of changes in projected future aviation 
operations at Dulles Airport, in 1993 the Metropolitan Washington Airports Authority revised its noise 
contour projections for the area around Dulles Airport. The updated noise contour lines are substantially 
smaller in geographic extent than the corresponding contours shown on the 1986 and 1992 
Comprehensive Plan map. Plan policy recommends that new residential development not be located in 
areas with projected aircraft noise exposures exceeding DNL 60 dBA. Where new residential 
development does occur near Washington Dulles International Airport, disclosure measures should be 
provided.  
  
Location of the Smithsonian Air and Space Museum Annex 
Udvar-Hazy Center  
  

Dulles Airport is the location of tThe Udvar-Hazy Center of the Smithsonian National Air and Space 
Museum is located on Dulles Airport property, adjacent to the Dulles Suburban Center. The facility is 
a significant regional, as well as national, tourist attraction that could help to shape future land use and 
development in this area. This facility could provide the impetus for additional motel/hotel growth in the 
area, as well as other cultural uses that might be associated with the Museum, or developed around the 
theme of flight and space travel. Such a facility may provide additional justification for public transit in 
the Route 28 Corridor. The desirability of this location in the Route 28 Corridor for uses of this type has 
been clearly demonstrated. Therefore, this type of tourist use should be strongly encouraged in the Dulles 
Suburban Center in conjunction with tourist related facilities, including the appropriate retail, 
transportation, and hotel facilities to deal with them.    
  
  
MAJOR OBJECTIVES  
  
The following are the major objectives for planning in the Dulles Suburban Center.  
  
Land Use  
  

1.  Promote a high quality of life for those who work and reside in or proximate to the  
Dulles Suburban Center.  

 

2.  Support development that recognizes the Dulles Suburban Center as a gateway to the 
region by encouraging that emphasizes local, national and international business and 
commercial endeavors; tourism and visitor services; and major recreation and 
entertainment features; mixed commercial and residential areas in urban settings with 
compatible facilities and amenities; and industrial service areas required to support the 
Dulles Airport and the surrounding area.  

 

3.  Support Encourage infill developments at major employment sites that incorporate 
incorporates a mix of land uses and recreational uses to create a multi-modal environment 
that provides services and amenities to support both employees and residents. retail 
facilities, day care services, and cultural facilities, with amenities complementing a 
Suburban Center setting.  

4. Minimize undesirable visual, auditory, and environmental impacts.   
  
5. Encourage a variety of housing opportunities within and near the Dulles Suburban 

Center.   
  
6. Provide a balance of land uses, protect environmental and heritage resources, and 

provide public facilities and transportation services.  
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4.7.  Assure that planned residential uses at the periphery of the Tax District are compatible in 
density with the established residential communities.   

  
5.8.  Provide flexibility for economic enterprises attracted to the Dulles Airport area by 

encouraging a mix of land uses compatible with and that bolster Dulles Airport 
operations and the existing industrial and office uses.  

  
6.9.  Encourage transit-oriented development where appropriate. The development of mixed- 

use nodes should consider the need to provide public transportation, transfer facilities 
and pedestrian and bicycle connections. project planning that emphasizes transit-friendly 
design.  

  
7.10. Provide Encourage a variety of housing types and prices and provide affordable housing 

as part of all future residential or mixed-use development. and encourage a variety of 
housing types and prices.  

  
8.  Encourage high-quality development in terms of site design, building design and 

materials and open space amenities throughout the Dulles Suburban Center. A more 
urban and pedestrian-oriented environment should be provided in mixed-use centers with 
higher intensity; and, a suburban character should be provided throughout the remainder 
of the Dulles Suburban Center.  

 Transportation  
  
9.11. Promulgate Develop a multi-modal a comprehensive transportation network program 

that serves local travel needs within the Dulles Suburban Center and interconnects 
connects effectively with a the regional metropolitan transportation system network, 
including existing and planned transit facilities. Specifically, plan for a regional 
transportation network that will serve the expanded Dulles Airport facility and will not 
preclude mode options and transportation capabilities to serve additional terminals on the 
southern portion of the Airport, if such facilities are ever planned and developed. Include 
planning options for serving any facility such as the Udvar-Hazy Center of the National 
Air and Space Museum.    

 

10. 12. Plan for a future high-quality transit route Incorporate a provision for rail transit, 
including preserving right-of-way for the alignment and future, station(s) and stops, into 
the design of the development once a general alignment for a rail transit system has been 
determined.  

  
11. 13. Employ advanced and evolving technologies to increase use of existing roadway 

capacity and to facilitate use of public transit. Increase the number of commuters in the 
Dulles Suburban Center using transportation modes other than the single occupant 
vehicle (e.g., various types of rail, buses, car pools, van pools and bicycling).  

  
14. Feature a transportation demand management component with specific operational 

objectives and implementation plans to achieve those objectives. The program should 
result in a reduction in single-occupant vehicle travel through increased transit ridership 
(rail, buses, van pools, car pools) and non-motorized transportation (cycling, walking). 
Incentives should be provided to encourage cooperation and reward success.  

  
15. Provide trails which link all focal areas, public parking sites, and major recreational and 

public facilities.  
  
12. 16. Achieve Level of Service D, if feasible, as a measure of roadway performance. 
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Identify ways to achieve this objective in the long term.  
  

         13. 17. Locate parking facilities in areas that provide direct connections to the regional 
transportation network and transit facilities.to service roadway access points and 
regional transit access points, and reduce parking in focal areas with limited vehicle 
access.  

  
Economic Development  
  

14. 18. Promote economic stability and generate sufficient revenue to retire Tax District 
bonds over the short-term and long-term including any bonds issued to cover additional 
phases of transportation improvements.  

  
19.  Provide sites and opportunities for viable enterprises with attractive and diverse 

employment opportunities to promote economic synergy.  
  
15. 20. Enhance Support Dulles Airport operations and future expansion by ensuring land use 

compatibility and retention of industrial land uses within the Dulles Suburban Center. 
as an international airport and assure that future land uses outside of the Airport will be 
compatible with planned Airport expansion.  

  
16. 21 . Provide sites and opportunities for national, international and regional businesses, 

and commercial operations, and government facilities in the Dulles Suburban Center to 
promote economic synergy.; provide tourism and recreation opportunities located within 
the Center, with convenient access to regional sites to encourage visitors to travel to this 
area for business and/or pleasure.   

  
17.  Provide tourism and recreation opportunities located within the Center, with convenient 

access to regional sites to encourage visitors to travel to this area for business and/or 
pleasure.  

 

Environment and Heritage Resources  
  

22.  Protect the environment, preserve natural resources and open space. Meet or exceed 
federal, state, and local standards for water quality, ambient air quality, and other 
environmental standards.   

  
18. 23. Identify, study and protect heritage resources from degradation and/or destruction by 

public or private action.  
  
19.24. Protect environmental resources assets, including Environmental Quality Corridors 

(EQCs) and Resource Protection Areas (RPAs) within stream valley parks and private  
 “open space” to maintain the quality of streams and open space within the Dulles 
Suburban Center. in fulfillment of the Greenway concept while encouraging compatible 
use by the public where feasible.  

  
25.  Protect the natural environment by assuring connectivity through the Center and between 

adjacent districts: Design stormwater detention systems that blend with and augment 
features of the natural environment and which contribute to the aesthetics of their sites.  

 

Parks and Recreation  
  

20. 26. Ensure the provision of adequate parklands and recreational facilities to meet the needs 
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of the Dulles Suburban Center workforce, residents and visitors. Incorporate active 
recreation facilities in conjunction with both nonresidential and residential development 
per the policy guidance and objectives of the Urban Parks Framework where applicable.  

 
27.  Preserve the integrity of existing and future public parklands and protect significant 

natural and cultural resources therein from impacts of off-site development.  
  
21. 28. Develop a Dulles Greenway system to provideProvide for non-vehicular access to 

recreational facilities, transit areas, and major tourist attractions. This Greenway 
system Planned trails and multimodal corridors should afford passive recreation 
opportunities and provide linkages to the countywide and regional trails network.  

 

IMPLEMENTATION  
  

Based upon the identified issues and objectives for the Dulles Suburban Center, several 
implementation strategies are recommended. These strategies provide for a Plan that is responsive to short-
term market conditions and long-term, countywide goals and maintains the viability of the Tax District 
financial structure. The components of this strategy include:  
  

•  An multi-jurisdictional analysis of the Route 28 Enhanced Transportation Corridor in the 
near term to evaluate the levels and timing of transportation demand, right-of-way 
alternatives for possible rapid rail, light rail and/or elevated mass high-quality transit 
systems, the location of transit station(s) and stops; and land use refinements that could 
support these systems without increasing commercial and industrial intensities for the 
overall Dulles Suburban Center., the economic feasibility of the alternative systems and 
the prerequisite implementation mechanisms needed to successfully employ each system.  

 

•  Measures to increase housing to satisfy a variety of housing needs within the Center 
without violating while demonstrating conformance with the airport noise policy or and 
not reducing the tax base within the Tax District.  

  
•  Monitoring proposed changes in the Airport airport noise contours and their impacts on 

land use planning.  
  
•  A system to monitor and evaluate the relationship between Evaluating development 

proposals and determine the necessary the supporting transportation and infrastructure.   
 

•  A performance based strategy for assessing optional uses within a long-term program 
designed to phase necessary infrastructure and services through commitments of both the 
public and private sectors.  

  
•  Cooperative review by the public and private  sectors  of  previously  approved 

development plans. This review should be undertaken in areas designated for higher 
intensity mixed-use developments in order to accommodate any planned transit system. 
Early action is needed to accomplish revisions before development patterns are 
established that preclude changes or make changes prohibitively costly.   

  
•  Development of a system to permit transfer of density within the Tax District in order to 

meet planning objectives without an increase in the overall density.  
  
•  Development and implementation of ordinance changes  to  permit  and  enhance 

mixed-use development.  



 Staff Report for Plan Amendment 2013-III-DS1 

   

 

 

 
Page 50 of 231 

 
 

 

 

  
Enhanced Public Transportation Corridor  
  

In the next 10-15 years, the planned roadway network capacity will be adequate to provide for an 
acceptable level of transportation service in the Dulles Suburban Center. In the long term, other 
transportation measures, such as more frequent bus service, transportation demand management 
strategies, rail or new technologies, will be needed to attempt to maintain a balance between land use and 
transportation. Action should be taken in the near future to ensure that future options are not precluded 
by development that occurs in the Dulles Suburban Center over the next 10-15 years. To ensure that 
this occurs, Route 28 should be designated as an Enhanced Public Transportation Corridor and a 
detailed analysis of alternative transportation modes should be undertaken. This analysis should 
evaluate:  

  
 • Bus transit options including feeder bus systems;  
  
 • Potential park and ride sites;  
  
 • Transit service and support facilities;  
  
 • The potential for designated HOV lanes;  
  
•  Transportation and transit demand management program options and their advantages 

  and limitations in terms of ridership potential, costs and funding;  
  

•  The long-term potential and feasibility of rail and other transit options and rail  
  alignment options; and  

  
•   Alternative rail routes tied into feeder bus routes, and park and ride sites.  

 

A principal concern is to ensure that development occur in such a way as to not preclude future  
transit options, particularly the option of rail transit. It is important that studies be undertaken to identify 
appropriate transportation transit alternatives for the area and analyze how these alternatives might be 
funded and implemented. The sooner that possible transit corridors or potential rights-of-way can be 
identified, the greater the likelihood that land can be reserved for this future option.  

  
The concept of an elevated guideway transit system should be examined as a potential transit 

system to serve the Dulles Suburban Center and surrounding area. This type of system has particular 
promise in that it offers the ability to link employment centers in the Dulles Suburban Center with nearby 
residential communities in western Fairfax and eastern Loudoun Counties. This transit system is 
envisioned as a way to connect future Metrorail lines in the Dulles and the I-66 corridors. An analysis of 
this transit system concept should be part of any evaluation of transit options for the Dulles Suburban 
Center.  
  

This corridor analysis should be considered in relation to the Route 50, I-66, Dulles, and 
Centreville Road Corridor studies. A variety of methods to fund the Route 28 study should be explored 
so that this study can proceed as expeditiously as possible. Although these studies cannot all be 
conducted simultaneously, their work programs should be closely coordinated and phased in an 
appropriate and logical manner. Recommendations regarding rail alignment should be presented as a part 
of these studies. Once this corridor study is completed and accepted by the Board of Supervisors, the 
Comprehensive Plan for the Dulles Suburban Center should be reevaluated and amended as appropriate.  
  
 
Residential Development in the Tax District  
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Residential development in portions of the Dulles Suburban Center would help create a greater mix 

of uses, provide more housing close to employment centers, and provide for a use that may generates 
less peak-hour traffic than might occur if land is developed by-right under the existing zoning. 
However, under the current structure of the Tax District, residentially zoned properties are not subject to 
the tax surcharge that has been established for owners of nonresidential property to fund roadway 
improvements. The Tax District legislation includes a mechanism by which contributions may be 
accepted to allow residential development without increasing the financial burden on other Tax District 
landowners or the county. Therefore, if properties are rezoned for residential use, the economic viability 
of the Tax District is affected. An option for residential use is only planned in this area with the stipulation 
that no rezoning to a residential category shall occur until a mechanism is established by the county, or 
the Tax District legislation is amended, to allow for contributions from residential development without 
increasing the financial burden on other Tax District landowners or the county without their consent.  

  
The objectives of providing more housing in the Dulles Suburban Center and maintaining the 

viability of the Tax District financial structure are not necessarily irreconcilable. Further study is 
needed of the potential to tax residential development or other options, such as the establishment of 
escrow accounts and/or proffered contributions to a transportation fund for lands rezoned to residential 
use in order to prevent additional financial burdens on landowners in the Tax District or the county 
without their consent. This study should involve appropriate representation from both Fairfax and 
Loudoun Counties since the Tax District legislation and the issues involved apply to both jurisdictions.  

  
Another second A factor which currently limits housing opportunities within the Tax District is the 

impact of airport noise. Much of the land within the Tax District located to the south of Dulles Airport 
is within the adopted DNL 60 dBA airport noise contour. Small areas of the Tax District located to the 
east of Dulles Airport are also within this contour. New residential development is not recommended in 
areas with projected aircraft noise exposures exceeding DNL 60 dBA.  
  
Plan Monitoring of Development Trends  
  

While there is a long-term imbalance between development potential and the 1991 Countywide 
Transportation Plan, the system will adequately serve projected short-term development. Regular Plan 
monitoring will allow for periodic evaluation of the developing land use pattern given the land use options 
and flexibility built into the Plan. As optional and baseline land use recommendations are implemented, 
the character of some portions of the Suburban Center may change. The capacity of the roadway system 
could be effectively increased if new development results in a mix of uses that generate fewer peak-
hour trips than the Plan baseline recommendations and if existing and future transportation demand 
strategies can increase the number of commuters using non-motorized transportation and public transit. 
The Plan should be revisited periodically to ensure that the changes occurring meet the planning objectives 
for the Dulles Suburban Center. Further, the requirements of the Federal Clean Air Act and new 
technologies could make alternatives to the automobile more feasible. Working patterns may also 
change through greater use of computers and telecommunications that will allow people to work at home 
or otherwise minimize commuter travel.  
  

There are other potential changes which, if implemented, could have a significant impact on 
planning for the Dulles Suburban Center. These include the development of residential uses in the Tax 
District and the construction of the future Air and Space Museum Annex at Dulles Airport. In order to 
monitor levels and types of development, the success of transportation system management programs, and 
the capacity of the transportation system, a development monitoring system should be established. Such a 
system would establish a baseline level of development and would track new development by use, 
intensity and traffic-generating characteristics for the Dulles Suburban Center, within land units and 
highway corridors.  The system should also track proffers for transportation  
 demand systems and evaluate their effectiveness. The monitoring system would provide an “early 
 warning” that road capacity is likely to be exceeded within a five to ten year period. This would allow 
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for a reassessment of potential transportation and/or transportation demand management alternatives 
and technologies with sufficient lead time to plan and implement appropriate corrective measures.  

A monitoring system would also allow for an on-going evaluation of the developing land use  
pattern given the land use options and flexibility built into the Plan. As optional and baseline land use 
recommendations are implemented, the character of some portions of the Suburban Center may change 
and the Plan should be revisited periodically to ensure that the changes occurring meet the planning 
objectives for the Dulles Suburban Center.    

  
Transfer of Development Rights  

  
One of the key land use objectives for the Dulles Suburban Center is to limit land use sprawl and 

concentrate development in nodes that can be better served by public transportation. To achieve this, it is 
recommended that development intensity be permanently transferred from land located within the Tax 
District where lower intensity development is planned, to areas identified in the Plan as “core” areas or 
mixed-use focal points where higher intensity development is recommended. When evaluating areas 
proposed for a transfer of density, priority should be given to those sites in the Suburban Center that can 
be dedicated to Fairfax County to meet public needs.  
  

In order to facilitate the permanent transfer of density on a broad scale, it is necessary to adopt a 
Transfer of Development Rights (TDR) plan for the Route 28 area. However, as of 1992, enabling 
legislation in the State of Virginia Section 15.2-2316.2 of the Code of Virginia permits to allow 
municipalities to create a to use transfer of development rights ordinance. has not been enacted. It is 
recommended that such legislation be sought. Following enactment, aA more detailed plan and program 
for implementing Transfer of Development Rights TDRs in the Dulles Suburban Center should be 
initiated by the Board of Supervisors. This plan should identify specific sending parcels and receiving 
areas.  
  
Mixed-Use Ordinance  
  
The land use plan for the Dulles Suburban Center recommends mixed use development for many of the 
land units. In some cases, the proposed mix of uses can be achieved by rezoning to the PDC or PDH 
categories of the county's Zoning Ordinance. In some cases, however, the Plan recommendation may 
be better facilitated by development of new mixed use districts. Once this Plan is adopted, the county 
should review and amend the Zoning Ordinance as appropriate to ensure that the Plan recommendations 
for mixed use can be achieved through rezoning.  
  
Performance Based Strategy for Optional Uses  
  

A performance based strategy for development in the Dulles Suburban Center is set forth below 
for Land Units A-K. This strategy provides the developer the opportunity for a broader range of uses if it 
can be clearly demonstrated that the uses will have lesser peak-hour impacts than would be generated if 
the site were developed at the baseline Plan recommendation and that the uses are compatible with 
adjacent development and of a high quality that will contribute to the image and economic vitality of 
the Dulles Suburban Center.  

  
Under this approach, the Plan text for each land unit generally provides for a baseline 

recommendation and one or more optional uses. For each land unit, the baseline Plan recommendation 
generally provides for the continuation of existing uses and intensities. In some cases, these may be uses 
which primarily generate off-peak hour trips and these uses are planned to be retained. Where optional 
uses are specified, these uses generally generate fewer peak-hour trips, and can be developed compatibly 
with the surrounding area. Site-specific conditions may also apply to the baseline and optional use 
recommendations. Under the options, the overall intensity may vary as long as the identified performance 
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criteria for traffic impacts and compatibility and site-specific conditions are met. Once a land use option 
is exercised through site plan or construction, any future redevelopment should also result in lesser 
impacts on peak-hour road capacity when compared to the baseline Plan recommendation.  
  
  With this strategy, both the county and the landowner benefit through the effective extension 
of  capacity of the planned roadway network and a broader mix of uses creating a more desirable 
environment. The performance based approach is predicated on the understanding that this approach creates 
a forum for flexibility, negotiation and mutually beneficial development solutions. Development proposals 
must demonstrate that the proposed use will contribute to objectives for the Dulles Suburban Center.  

  
The Performance Criteria for Optional Uses section below describes the elements for trip 

generation and compatibility which form the basis for the performance criteria as well as . Tthe actual 
performance criteria itself .are contained in the section of the Plan titled “Performance Criteria for 
Optional Uses”.  
  

Trip Generation Elements  
  

As described above, development potential in the Dulles Suburban Center is far in excess of the 
capacity of the planned road network. Allowing for optional uses that will generate fewer peak-hour 
traffic trips than generated by baseline development, or that will have a lesser peak-hour transportation 
impact, will effectively increase the capacity of the road network by spreading the trips throughout the 
day or by providing more of a balance between inbound and outbound trips. Transportation Demand 
Management (TDM) programs that include innovative strategies to reduce single-occupancy vehicle use 
are appropriate and essential in the area.  

  
In order for an optional use to be considered for approval, the applicant must demonstrate to the 

satisfaction of the Fairfax County Department of Transportation that the uses and intensities/densities 
proposed will result in lesser peak-hour traffic impacts than would be generated if the site were to develop 
at the maximum allowable intensity under the baseline recommendation of the Plan. The Fairfax County 
Department of Transportation and the Department of Planning and Zoning will provide the applicant 
guidelines for this demonstration.  
  

Compatibility Elements  
  

Compatibility issues relate to land uses, parcel consolidation, buffers, access and circulation, the 
mitigation of noise and other nuisances, design and landscaping.  

  
Land Use  
  
Proposed uses in the Dulles Suburban Center should be compatible with adjacent existing and 
planned uses in terms of height and scale. If nonresidential development occurs adjacent to 
residential uses, substantial landscaped buffers, screening, other landscape features, and/or 
other buffer treatments must be provided to mitigate adverse visual and noise impacts. Where 
residential development or mixed use development with a residential component is 
recommended as an optional use, projects should have sufficient acreage and number of units 
to create a high quality living environment through the provision of well-designed projects 
with recreational and other amenities for residents. Projects must provide affordable dwelling 
units.  

 

Parcel Consolidation  
  
Proposals for both baseline and optional uses should provide sufficient parcel consolidation to 
ensure that a development can meet all standards for setbacks, buffering and screening, open 
space, parking and recreational amenities; function in a well-designed, efficient manner; and 
not preclude the development of unconsolidated parcels in conformance with the 
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Comprehensive Plan.  
  
Buffers  
 
Buffers between potentially incompatible land uses can occur at various scales - area-wide and 
land unit specific. At the area-wide scale, buffers can be land use types and/or intensities 
planned in positive relationships to one another. It is expected that transitions and buffers will 
occur so that the peripheral land uses of the Suburban Center are compatible in type and 
intensity to the adjoining areas to protect existing residential neighborhoods. Within 
individual land units, land use buffering should be encouraged wherever possible. Setbacks, 
berms, and vegetative or structural (walls and fences) screens are recommended as buffer 
treatments. Where appropriate, environmental quality corridors can be incorporated as natural 
buffer areas.  
  
Access and Circulation  
  
As a part of the process to consider optional uses, the applicant should demonstrate that 
adequate vehicular access and circulation can be accomplished. Likewise, it should be 
demonstrated that the optional use or uses help provide a circulation pattern that can efficiently 
serve the area and will not result in adverse impacts to the surrounding area. If residential 
development is an optional use under consideration, the analysis of access and circulation 
should examine how the residential community will provide access to mass transit, public 
transportation, schools, parks and recreation facilities, and other community services.  

 

Pedestrian circulation is an important issue that should be addressed through the development 
process. While the degree of pedestrian circulation provided on-site may vary, all optional 
uses should demonstrate that they will contribute to the implementation of a comprehensive 
network of trails and sidewalks for pedestrian circulation related to the Dulles Suburban 
Center.  
  
Mitigation of Noise and Other Nuisances  
  
Noise and light produced by an optional use must be examined to determine that it does not 
negatively impact adjacent residential or nonresidential uses. Measures such as landscape 
buffers, berms, walls and fences, pedestrian - scaled light poles, and the directing of light away 
from existing development should be used to mitigate any identified impacts.  

Design and Landscaping Elements  
  
Frequently in the land unit recommendations the term “high quality” is used to describe the 
character of development desired for the Dulles Suburban Center. For the purpose of 
evaluating development proposals in Land Units A-K, the quality of development for both 
baseline and optional uses will be defined in terms of the proposal's ability to achieve the  
 “Design Guidelines for the Dulles Suburban Center.,” following the recommendations for 
Land Unit L.  
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PERFORMANCE CRITERIA FOR OPTIONAL USES  
  

Within each of the land units A-K of the Dulles Suburban Center, recommended land uses and 
intensities/densities are specified with a baseline Plan recommendation for development. These may be 
uses which primarily generate off-peak hour trips and these uses are planned to be retained. In some 
cases, other uses that may be appropriate under certain conditions are also specified. These are called 
optional uses. Where optional uses are specified, these uses generally generate fewer peak-hour trips, 
and can be developed compatibly with the surrounding area. Under the options, the overall intensity may 
generally vary as long as the identified performance criteria for traffic impacts, compatibility and site-
specific conditions are met. Site-specific conditions may also apply to the baseline and optional use 
recommendations. In those instances where retail use is an option, a   
maximum intensity is specified to provide guidance as to the scale of retail development that is 
appropriate. Although not specifically referenced in each land unit, institutional uses and uses allowed 
by special permit and special exception may be considered as optional uses throughout the Dulles 
Suburban Center. Once a land use option is exercised through site plan or construction, any future 
redevelopment should also result in lesser impacts on peak-hour road capacity when compared to the 
baseline Plan recommendation.  
  
  

To develop property with an optional use, an applicant shall submit to the county a development 
proposal for a rezoning, special exception or special permit, as appropriate, with sufficient detail and 
information that fulfills the following items:  
  

•  Provides an analysis that demonstrates, to the satisfaction of the Fairfax County 
Department of Transportation, that the uses and intensities/densities proposed will result 
in lesser peak-hour traffic impacts than would be generated if the site were to develop at 
the maximum allowable intensity for the Plan baseline recommendation. In those land 
units where a range of intensities is specified (example: .50-1.0 FAR) the low end of the 
range should be used for calculating peak-hour trip equivalencies;  

  
•  Provides evidence that all compatibility elements are satisfied;  
  
•  Provides information that demonstrates that the proposed uses will contribute to the 

economic vitality of the area; and  
 

•  Provides excellence of design, as demonstrated by the development proposal's ability 
to respond to the Design Guidelines for the Dulles Suburban Center.  

 

Development Elements: Transportation  
  

Allowing for optional uses that will generate fewer peak-hour traffic trips than generated by 
baseline development, or that will have a lesser peak-hour transportation impact, will effectively 
increase the capacity of the road network by spreading the trips throughout the day or by providing more 
of a balance between inbound and outbound trips. Transportation Demand Management (TDM) 
programs that include innovative strategies to reduce single-occupancy vehicle use are appropriate and 
essential in the area.  

  
 

In order for an optional use to be considered for approval, the applicant must should meet the 
following applicable criteria for trip generation:  
  

•  For all options, the proposed use and intensity will have lesser peak-hour traffic impacts 
than would occur if the site were to be developed at the maximum intensity allowed in 
the baseline Plan recommendation. This should be demonstrated to the satisfaction of 
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the Fairfax County Department of Transportation and the Department of Planning and 
Zoning.  

 

           •  The uses should have fewer total peak hour trips compared to the base plan, In assessing 
the peak-hour traffic impacts, conversion ratios for some common optional uses will be 
assessed according to the when applying the trip generation rates factors specified in the 
current edition of the Institution of Transportation Engineers (ITE) Manual. For 
example, the following conversion ratios, from the 4th edition of the ITE Manual, would 
be used in assessing the impacts of an optional use against a baseline recommendation of 
general office use.  

 
 One million gross square feet of general office use will generate a level of afternoon 

outbound traffic that is similar to:  
  
  1.4 million gross square feet of industrial flex space (a ratio of 1:1.4);  
  
  3.0 million gross square feet of hotel space, (or 3700 rooms) (a ratio of 1:3.0);  
  

11.1million gross square feet of townhouse space (or 6150 units) (a ratio of 1:11.1); or  
  

  6.4 million gross square feet of multifamily space (or 6400 units) (a ratio of 1:6.4).  
  

  
Compatibility Elements  
  
  

Compatibility issues relate to land uses, parcel consolidation, buffers, access and circulation, the 
mitigation of noise and other nuisances, design and landscaping.  

  
Land Use  
  
Proposed uses in the Dulles Suburban Center should be compatible with adjacent existing and 
planned uses in terms of height and scale. If nonresidential development occurs adjacent to 
residential uses, substantial landscaped buffers, screening, other landscape features, and/or 
other buffer treatments must be provided to mitigate adverse visual and noise impacts. Where 
residential development or mixed-use development with a residential component is 
recommended as an optional use, projects should have sufficient acreage and number of units 
to create a high-quality living environment through the provision of well-designed projects 
with recreational and other amenities for residents. Projects must provide affordable dwelling 
units.  

 

Parcel Consolidation  
  
Proposals for both baseline and optional uses should provide sufficient parcel consolidation to 
ensure that a development can meet all standards for setbacks, buffering and screening, open 
space, parking and recreational amenities; function in a well-designed, efficient manner; and 
not preclude the development of unconsolidated parcels in conformance with the 
Comprehensive Plan.  
  
Buffers  

 

Buffers between potentially incompatible land uses can occur at various scales - area-wide and 
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land unit specific. At the area-wide scale, buffers can be land use types and/or intensities 
planned in positive relationships to one another. It is expected that transitions and buffers will 
occur so that the peripheral land uses of the Suburban Center are compatible in type and 
intensity to the adjoining areas to protect existing residential neighborhoods. Within 
individual land units, land use buffering should be encouraged wherever possible. Setbacks, 
berms, and vegetative or structural (walls and fences) screens are recommended as buffer 
treatments. Where appropriate, environmental quality corridors can be incorporated as natural 
buffer areas.  
  
Access and Circulation  
  
As a part of the process to consider optional uses, the applicant should demonstrate that 
adequate vehicular access and circulation can be accomplished. Likewise, it should be 
demonstrated that the optional use or uses help provide a circulation pattern that can efficiently 
serve the area and will not result in adverse impacts to the surrounding area. If residential 
development is an optional use under consideration, the analysis of access and circulation 
should examine how the residential community will provide access to transit, schools, parks 
and recreation facilities, and other community services.  

 

Pedestrian circulation is an important issue that should be addressed through the development 
process. While the degree of pedestrian circulation provided on-site may vary, all optional 
uses should demonstrate that they will contribute to the implementation of a comprehensive 
network of trails and sidewalks for pedestrian circulation related to the Dulles Suburban 
Center.  
  
Mitigation of Noise and Other Nuisances  
  
Noise and light produced by an optional use must be examined to determine that it does not 
negatively impact adjacent residential or nonresidential uses. Measures such as landscape 
buffers, berms, walls and fences, pedestrian - scaled light poles, and the directing of light away 
from existing development should be used to mitigate any identified impacts.  

Design and Landscaping Elements  
  
Frequently in the land unit recommendations the term “high quality” is used to describe the 
character of development desired for the Dulles Suburban Center. For the purpose of 
evaluating development proposals in Land Units A-K, the quality of development for both 
baseline and optional uses will be defined in terms of the proposal's ability to achieve the 
Design Guidelines for the Dulles Suburban Center.  
  

  
Residential  

  
  Where residential development is to be considered as an option, the proposed 
development must should:  

  

•  Be compatible with adjacent existing and planned development  in  terms  of 
building heights, scale and density.  

  
•  Assure that development of adjacent lands can occur in a fashion which  is 

compatible through joint application and/or demonstration that the zoning for 
adjacent lands would be compatible with the proposed use.  
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•  Minimize human exposure to unhealthful levels of noise in accordance with the 
guidance provided by the Policy Plan under Environment Objective 4.  

  
•  Predominately residential projects as opposed to mixed-use projects should be 

approximately 10 acres in size to create a high-quality living environment 
including recreational and other on-site amenities, at a minimum.   

  
•  Provide for affordable housing as outlined in the Plan text for the Dulles Suburban 

Center. 
 

•         Affordable housing units should be provided in the Dulles Suburban Center at a 
minimum of 12 percent of any mixed-use project or residential development 
consistent with the Affordable Dwelling Unit (ADU) Ordinance and Workforce 
Housing Policy. If the ADU Ordinance is not applicable, a proffer of units or land 
or a contribution to the Housing Trust Fund consistent with the Workforce 
Housing Policy should be provided. 

 

•  Provide needed right-of-way for an integrated rail high-quality transit system for 
in the Dulles Suburban Center., once a general alignment has been determined.  

  
•  If sites are identified, provide or participate in the provision of land, as may be 

practical, to achieve future school facility needs.  
  

Nonresidential  
 

  Where nonresidential development is to be considered as an option, the proposed 
development must should:  

 

•  Demonstrate that mitigation measures for noise, glare, lights and other nuisance 
aspects related to nonresidential development are adequate to ensure the proposed 
use will not adversely impact adjacent development. Mitigation measures may 
include the provision of berms and landscaping, limitation on hours of operation, 
limitation on the heights of light poles and other measures.  

•  Provide coordinated access.  
  
•  Provide for consolidation of appropriate parcels.  
  
•  Provide needed right-of-way for an integrated rail high quality transit system for 

in the Dulles Suburban Center, once a general alignment has been determined.  
  
Design Elements  

  
Where residential and nonresidential development is to be considered as an option optional use, 
the proposed development must demonstrate high quality design. Design will be evaluated in 
terms of the ability of a development proposal to meet the Design Guidelines for the Dulles 
Suburban Center.  
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DULLES SUBURBAN CENTER AREA-WIDE RECOMMENDATIONS  
 

LAND USE  
  
         The Plan for the Dulles Suburban Center recommends baseline and optional land uses to guide 
development in the area. To obtain the development flexibility afforded by the optional uses, applicants 
must demonstrate that all applicable performance criteria, as outlined in the implementation approach, 
are met. All land uses should reinforce the overall goals and objectives of the Plan in both their type and 
arrangement and should relate positively to the transportation system, as well as to one another, in order to 
achieve the highest collective development quality for the area.  
  
         Development should be consistent with the need to maintain and enhance the economic viability 
of the Route 28 Tax District. Where the Plan specifies residential use as an option, the appropriateness 
of this use is contingent upon a mechanism being established by the county to allow for contributions from 
residential development or the Tax District legislation being amended to allow for the taxing of 
residential development, to permit residential development without increasing the financial burden on 
other Tax District landowners or the county without their consent. This modification should involve the 
collective participation of property owners and local officials and community representatives from 
Loudoun and Fairfax Counties. Under no circumstances should New residential use is not recommended 
in residential use be considered for areas that are impacted by noise from Dulles Airport as set forth in the 
environment recommendations for Area III. Existing stable neighborhoods within the Dulles Suburban 
Center that are planned for continued residential use should be preserved. Infill development in these 
areas should be of a compatible use, type and intensity in accordance with the guidance provided by the 
Policy Plan under Land Use Objectives 8 and 14.  
  
 Two residential communities, Rockland Village and Dulles Meadows are planned for future 
redevelopment.  Until such time as a change in land use consistent with the Plan occurs, every effort 
should be made to protect these communities from any negative impacts caused by adjacent 
nonresidential development.  Any attempts to consolidate Rockland Village for redevelopment should 
be in accordance with the Guidelines for Neighborhood Redevelopment as set forth in the Land Use 
section of the Policy Plan and should not result in new residential development in areas with projected 
aircraft noise exposures exceeding DNL 60 dBA.    
  

 

 Urban Design Principles  
  
  The principles of urban design to be followed in the Dulles Suburban Center are represented by 
four words: Function, Order, Identity and Appeal. Below is a brief discussion of these terms:  
  
Function. If an area is designed well, it generally works well; it serves its purpose. Function can be achieved 
if:  
  

• People can conduct their business easily, efficiently and safely, usually resulting in 
higher economic return; and  

  
• The area has all the needed linkages (i.e., good access for pedestrians and vehicles) and 
has a clear and easily understood circulation system which reduces reliance on the auto.  

 
  

Order. Good design is logical and well organized. It presents a coherent, clear image for the area. If 
an area has good order, it addresses the following:  
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• The average user can understand where he/she is and how to get around easily. There is a  
pattern or layout to the area that can be recognized and remembered; and   
  

•  The area displays visual unity that is manifested through a cohesive use of design elements. This 
cohesiveness is carried out through themes in landscaping, architecture, paving, building materials, 
and signage. This does not mean that everything looks the same, but that there are some common 
elements with variety when appropriate.  

  
Identity. Good design helps an area take on a special character or strong image that provides a sense 
of place, or a pattern that makes it easy to distinguish it from other areas. An area with good identity 
exhibits the following characteristics:  
  

•  It uses landmarks or focal points to give the entire area a special focus or character (e.g., Dulles 
Airport);  

  
•  It strongly defines the area as a whole, as  well  as  areas  of  special  character,  using gateways, 

edges, parks, buffers, and/or natural features as boundaries; and  
  
•  It uses special land use patterns, such as mixed-use districts, historic areas, and special shopping 

areas to achieve a separate identity for small areas within the larger area.  
  
Appeal. Defining appeal is subjective, but an area which is visually appealing usually displays some of 
the following characteristics:  
  

•  The economic return of the area is high because people are attracted to it. The image of the area is 
positive, and human interaction is encouraged.  A high level of activity exists, because users enjoy 
being there;  

  
•  A high degree of visual unity exists, not to the point of monotony, but with harmony of style, color 

and scale; and  
  
•  Visual diversity also exists, resulting from interesting differences and contrasts, such as unique 

building forms or skylines, views, or vistas.  
  
Urban Design Objectives  
  
         The quality of the built and natural environment is an important consideration in planning for the 
Dulles Suburban Center because recent development has, for the most part, established a high standard 
for design. The intent of the following design objectives is to achieve the goal of protecting the existing 
promoting a high-quality built environment, and protecting the natural environment, while and ensuring 
the compatibility of future development. Specific guidelines to be used in implementing these objectives 
are found in the section titled “Design Guidelines for the Dulles Suburban Center” after Land Unit K 
in the Suburban Center Plan text.  
  

Design Objectives  
  

1. Provide high-quality development that is functionally integrated, orderly, identifiable and 
attractive.  

  
2.  Create a positive and easily recognizable identity for the Dulles Suburban Center as a 

whole, and also for individual development units. Establish a sense of place and assist in 
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orienting people to find their way to the area's workplaces, stores, and other facilities.  
  
3. Design development to allow for pedestrian access between buildings and amenities, thus 

reducing reliance on the car auto; provide publicly accessible open space for active and  
passive recreation, and visual relief; allow opportunities for shared parking; and 
generally make more efficient use of land, a valuable resource.  

 

4.  Create vehicular and pedestrian/non-motorized vehicle circulation systems that minimize 
conflicts between these different modes of travel, and that are clearly identified for easy 
use.  

  
5.  Protect adjacent residential neighborhoods from the impacts of new development by 

establishing landscaped buffers and other landscaping features, as well as maintaining 
high standards for architectural quality. Keep noise, glare and traffic intrusion at a 
minimum.  

  
6. Protect and enhance environmental and heritage resources, integrating these features into 

development to the greatest extent possible.  
  
7. Encourage parcel consolidation in order to realize the benefit of comprehensive urban 

design and circulation/access principles.  
 

8. Create highway corridors that function well, are visually appealing, and provide clear 
linkages to the rest of the Dulles Suburban Center.  

  
9. Promote a positive image for the Dulles Suburban Center in keeping with the high 

architectural and design standards for development of the area as a whole.  
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I. DESIGN GUIDELINES FOR DULLES SUBURBAN CENTER 
(LAND UNITS A THROUGH K)  

 
Objective: The design guidelines are intended to facilitate the integration of new development with 
existing and future development, to ensure that the various land uses function well together from the point 
of view of the user, thus contributing to the overall positive image of the Suburban Center as a high quality 
area to live, work, shop or visit.  
  
  
SITE PLANNING  
  

General  
 

         -   Provide buffers and screening where necessary to protect adjacent neighborhoods or  
other less intense uses, recognizing that preservation of natural beauty in transitional 
areas enhances the visual quality of the development.  

  
  - Where feasible, minimize areas of impervious surface through shared parking, decked or 

structured parking; or increased building height; or other measures as appropriate.  
  
  - Plan development to ensure substantial usable open space.  
  

  - Minimize the disturbance of environmental resources and topography, by integrating 
existing vegetation, trees and topography into site design.  

  
  - Preserve or recover and record significant heritage resources, integrating them into site 

design where feasible.  
  

         -   Separate auto and truck traffic on site for light industrial development, providing   
separate truck parking, loading and vehicle maintenance areas. For plants with large 
truck traffic volumes, provide vehicle entrances and exits separate from those for 
visitors.  

  
  - Design retail shopping development in physically unified complexes, not as scattered 

free-standing structures.  
  

  - Design safe separate pedestrian and vehicular circulation patterns for retail development, 
to encourage shoppers to walk from store to store.  

  
  - Limit access to arterial roads from retail development, relying on service roads or access 
to secondary roads that have access to arterials.  
  

Transit Access  
 

  - Provide pedestrians, including those with disabilities, with safe and convenient access 
between bus stops and building entrances, using the shortest route possible.  

  
  - Provide bus shelters that protect riders patrons from the weather, and that are safe, and 

easy to maintain, and relatively vandal-proof.  
 

- Plan transportation facilities, such as bus pullouts, in the initial design of the road 
network.    
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 - Design roads to accommodate heavy-weight and large-vehicle requirements.  

Vehicular and Pedestrian Access  

Multi-modal Access 
  

-  Provide pedestrians, including those with disabilities, with safe and convenient access 
 between transit stops and building entrances, using the shortest route possible.  

 

-      Provide bus shelters to protect riders from the weather and that are safe and easy to   

maintain.  

  
 

     - Provide separate auto and pedestrian circulation systems for a safe environment that 
encourages walking rather than auto use for short trips.  

  
         -  Design safe pedestrian crossings at roads with good lighting and access elements such 

as ramps for persons with disabilities. Pedestrian safety should be an important factor 
in designing sidewalks, crosswalks and trails. Adequate lighting is essential. Pedestrian 
linkages between buildings and parking areas should be well-lit and landscaped. Site 
development should ensure that the landscaping does not impede visibility or create 
unsafe conditions.  

  
         -    Provide pedestrian links to adjacent development and to the regional and countywide  

trail systems, connecting local sites with the larger community and enhancing the 
continuity of the larger systems.  

  
         -  Limit access to arterial roads by consolidating access points or providing access to  

arterials from secondary roads. Use a hierarchical system of internal drives and 
roadways; do not access parking directly onto major arterial roads.  

  
  - Encourage bicycle use with bicycle routes and secure convenient bicycle storage. for use 

by commuters, recreational users, and people cycling to the local shopping center.  
 

Parking and Loading Areas  
 

         -    Encourage parking in either structures, decks or well-screened, off-street parking areas 
on the sides or at the back of buildings. If it is not possible to accommodate parking 
behind or beside buildings, minimize parking in front of buildings.  

  
  - Locate priority parking spaces for carpools and vanpools close to the employee entrance 

of the buildings or parking structures, to encourage ride-sharing.  
  

         -  Integrate the design of parking structures with that for  of  the  buildings  served. 
Landscape both on the parking structure and adjacent to it, to make the structure more 
attractive. Perimeter plantings and spandrel planters on the decks/structures are 
encouraged to soften the effects of facades and to make the structure more attractive.   

  
         -   Design Park and Ride Lots to be compatible with adjacent development and cause as  
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little disruption as possible minimize disturbance to the surrounding natural setting 
environment. Trees and other vegetation should be preserved as screening.  

  
  - Segregate service, maintenance and loading zones from employee and visitor vehicle 

parking areas.  
 

- Separate auto and truck traffic on site for light industrial development, providing 

separate truck parking, loading and vehicle maintenance areas. For uses with large truck 

traffic volumes, provide vehicle entrances and exits separate from those for visitors.  
 

         -  Use plant materials, walls, fences or earth berms to Sscreen parking lots to control and 
minimize the their view from the street right-of-way, adjacent development, and 
buildings being served by the lot. Use plant materials, walls, fences or earth berms. Break 
up large parking lots by creating into smaller lots by using planting areas as dividers.  

  
  - Locate or screen the lights within parking lots to minimize glare on adjacent buildings or 

residential areas.  
  
Open Space and /Environmental and Heritage Resources Protection  

- Plan development to ensure usable open space.  
  
- Provide for a continuous open space system linking activity nodes internally and 

externally. Use natural environmental areas as transitions between developments, as 
visual amenities, passive recreation corridors, and as wildlife corridors.  

 

- Integrate stormwater management strategies into broader site design concepts, with a 
goal of designing stormwater management practices that are effective in achieving water 
quality and volume reduction goals while providing open space and/or 
visual/landscaping benefits; many low impact development practices (also known as 
green stormwater infrastructure) can provide both stormwater management and aesthetic 
benefits.  

  
- Where feasible, minimize areas of impervious surface through shared parking, decked or 

structured parking; or increased building height; or other measures as appropriate.  
  

- Minimize the disturbance of environmental resources and topography by integrating 
existing vegetation, trees and topography into site design.  

 

- Preserve or recover and record significant heritage resources, integrating them into site 
design where feasible  

 

  - Increase the benefit from stormwater detention facilities by designing them as open space 
amenities, i.e., small parks with landscaping and seating and/or picnic areas.  

  
  - Use grass swales for surface drainage whenever possible rather than channelization.  
  

Buffers and Screening  
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  - Use natural landscape to create edges and provide buffering to help define development.  
  

-   Provide buffers and screening where necessary to protect adjacent neighborhoods or  
other less intense uses, recognizing that preservation of natural features in transitional 
areas enhances the visual quality of the development.  

 

         -  Utilize architectural and landscape elements (such as walls, berms, trees, varying scales 
and building masses, etc.) as visual buffers between commercial and non-commercial 
uses, as well as to mitigate impacts of highway noise.   

  
  - Screen from public view rooftop mechanical equipment, materials storage, utility 

substations and similar facilities. the like.  
  

         -  Mitigate the impact of blank walls on the side and back of retail buildings with 
landscaping, screening and buffering. Avoid long expanses of blank walls along major 
roads, when feasible.  

 

Utility/Service Areas  
 

  - Place utilities underground to the extent possible. Keep utility corridors separate from 
landscaping corridors to avoid disturbing vegetation during utility maintenance.  

  
         -  Provide for safe and well-screened on-site storage of refuse generated by commercial and 

industrial uses, including walled enclosures for dumpsters. Design recycling facilities to 
be accessible but well-screened.  

  
  
ARCHITECTURAL DESIGN  
  

Scale/Mass/Form/Facades  
 

         -   When development is near existing residential areas, provide general consistency of scale 
and mass between residential and nonresidential should be consistent with existing 
development residential development.  

 

- Design retail shopping development in physically unified complexes, not as scattered 
free-standing structures.  

 

  - Establish an architectural theme for multi-building complexes, utilizing similar materials 
and relating building elements such as entries, windows, and roof lines.  

  
         -   Incorporate plazas, courtyards or other open space amenities at major building entrances 

or in the center of a group of buildings. Such plazas could that feature special paving, 
seating, planting, water features such as fountains, and public art.  

 

- Orient buildings and site layout in a manner that contributes to connectivity, encourages 
walkability and creates a pedestrian-focused environment.   
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STREETSCAPE  
  

Landscaping  
 

  - Provide a well-landscaped, high-quality image both toward the street and on any facade 
that can be seen from adjacent buildings or side streets.  

 

  - Provide color, texture and seasonal visual interest at major architectural and site focal 
points by using flowers and ornamental, deciduous and evergreen shrubs, trees, etc.  

  
         -   Preserve existing high quality vegetation and integrate it with development to the  

greatest possible extent. Restore disturbed natural areas to be a visually appealing 
landscape.  

  
  - Select low-maintenance landscape materials for areas not likely to receive consistent 

maintenance.  
 
Signage/Street Furniture  

 

         -  Create a signage style for a given development complex and carry it out consistently at 
major roads entering the complex and at building site entries. Comprehensive sign 
systems that establish a distinctive theme and identity and eliminate visual clutter are 
desirable. Building-mounted signs and ground-mounted shopping center signs 
incorporated within a planting strip are encouraged. Freestanding and pole-mounted 
signs are discouraged.  

  
  - At major intersections, place street signs on mast arms overhead.  
  

         -  Provide street furniture including utilitarian items such as benches, trash receptacles, 
and planters. Street furniture should be durable, require low maintenance, and be easily 
repaired or replaced.  

  
  - Use benches or other seating in courtyards, along pathways, near building entries, or in 

any other public area. Seating should be located so as not to impede pedestrian traffic.  
  

         -  Place trash receptacles conveniently and strategically along major walkways, near  
building entrances, and in seating areas. Locate receptacles so as not to impede 
pedestrian traffic.  

  
         -  Within the Sully Historic Overlay District all signs, fences, street furniture, outdoor 

graphics should be designed and installed to be compatible with the Sully Historic Site in 
terms of mass, scale, color and visual impact.  

 

Lighting  
 

         -  Develop a comprehensive lighting plan for a given development complex, in order to 
provide unity and a coordinated appearance, thus contributing to a positive sense of 
orientation and identity for motorists and pedestrians.  
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- Provide exterior lighting that enhances nighttime safety and circulation, as well as 
highlighting special features to act as landmarks for motorists.  

- Design lighting in a manner that minimizes glare onto adjacent sites.  
  

 

TRANSPORTATION  
  

  Transportation recommendations for the Dulles Suburban Center are shown on Figures 3 and 4. 
Travel within and through the Dulles Suburban Center is affected by land uses and transportation 
facilities in adjacent areas as well as throughout the Northern Virginia region. Therefore, the 
transportation network for this area is comprised of many elements which relate to the more 
extensive countywide facilities, services, and policies and is envisioned to be multi-modal in nature, 
employing an appropriate mix of high quality transit, bus service, bicycle and pedestrian infrastructure. 
Transportation planning must consider how state roads and other means of transit should provide for 
local needs while also considering how roads, transit and other modes can be integrated with similar 
facilities inside outside the Dulles perimeters Suburban Center. In all future corridor and 
transportation studies particular attention should be paid to the possibility of rail high quality transit 
and multi-modal transportation options.   

  
 
Roadway Network and Circulation  

  
Transportation improvements shown on Figure 3 represent several countywide elements as well 

as improvements specific to the Dulles Suburban Center. The following list provides additional detail on 

some of the planned transportation improvements in the Dulles Suburban Center.  

  

Roadway Improvements  

• Widen Route 28 to 10 lanes from I-66 to Route 267 (DTR) with HOV.  

• Widen Centreville Road from four to six lanes between Walney Road and West Ox Road.    
• Widen Frying Pan Road from two/four to six lanes between Route 28 and Centreville Road.  

• Widen McLearen Road from four to six lanes between Route 28 and Centreville Road.  

• Widen Walney Road from two to four lanes between Poplar Tree Road and Westfields Boulevard.  

• Extend Poplar Tree Road to the west over Route 28 connecting to Stonecroft Boulevard. 

• Construct Davis Drive Bridge as a new four-lane bridge over DAAR connecting Sunrise Valley 

Drive to Innovation Avenue in Loudoun County.  

Interchanges  

• Construct Route 50 and Centreville Road Interchange.   

Multimodal Transportation  

• Phase 2 of the Dulles Silver Line Metrorail Extension: Innovation Center Station is located 

at the north end of the Dulles Suburban Center. This station will have impacts on transit 

usage, the bus network and circulation in the northern section of the Dulles Suburban Center.    

• High Occupancy Vehicle (HOV) lanes are proposed on Route 28 in the study area, 

increasing the capacity of the roadway.    

• The extension of the Orange Line Metrorail to Centreville and high-frequency bus service 
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are planned on I-66, just south of the Dulles Suburban Center.   

• Express Bus on Route 28 is proposed to utilize the HOV lanes.   

• Specific recommendations on bicycle facilities are included in the Bicycle Master Plan 

and Countywide Trails Master Plan.  

Route 28 Enhanced Transit Corridor   

• The development of transit facilities in the Dulles Suburban Center will help reduce the 
reliance of commuters on single occupant vehicle transportation. Route 28 is a designated 

“Enhanced Public Transportation Corridor” in the Comprehensive Plan. These corridors have 
been chosen due to their importance to the county transportation network, and their ability to 

accommodate multiple modes of transportation.  

 

• Subject to Board of Supervisors approval, the need to preserve options for rail and other 

transit modes has been identified in the Dulles Suburban Center to provide options for future 

alternative modes of transportation. There are varying routes that have been considered, as 

shown on Figure 4, bus routes would provide connectivity from activity nodes in the Dulles 

Suburban Center to the Innovation Center Metrorail Station on the Silver Line and to 

Centreville and the planned extension of the Orange Line.    
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     FIGURE 3  

  (Updated Figure) 
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TRANSPORTATION RECOMMENDATIONS LEGEND  

 FIGURE 3  
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Pedestrian Mobility and Bicycle Systems  
  
         While vehicular travel will continue to be the predominant mode of transportation within the Dulles 

Suburban Center, efforts should be made to improve accessibility and circulation for all modes 

including transit, vehicles, pedestrians, and bicyclists. Consideration should be given to the achievement 

of a balance between traffic delay and a pedestrian friendly environment. It is the intent of these 

recommendations to maximize the future use of transit, bicycling and walking in the Dulles Suburban 

Area.   

  

Pedestrian Mobility    

  

         Coordinated walkway networks are fundamental as well as essential and should be required of all 

development in the Dulles Suburban Center. Wherever possible, missing connections or substantial 

portions of the pedestrian network should be replaced with new sidewalks, trails or other improvements. 

Comprehensive, coordinated walkway networks shall be required for each site to provide full intra and 

inter parcel pedestrian circulation to and from all buildings, parking, recreational facilities, and to or 

through open space areas. New development should be oriented to the pedestrian realm, creating logical 

connections from the street to the main entrance of the building.   

  

         Special consideration should be given to intersections to enhance pedestrian safety and 

convenience. Intersection control and design should accommodate pedestrians through the use of 

signalized pedestrian crossings, walkway incorporation into roadway grade separations, pedestrian 

activated signals, crosswalks and pedestrian refuge medians as appropriate.   
  
         Clear and direct pedestrian connections from bus stops and future transit stops are necessary in the 
Dulles Suburban Center. The transportation network should facilitate nonmotorized connections, including 
connections between neighborhoods and local amenities such as parks, shopping centers, jobs and 
schools. Consideration should be given to the implementation of wayfinding and signage for pedestrians 
in the Dulles Suburban Center as multimodal transportation options in the area increase. New 
developments should implement the recommendations in the Countywide Trails Master Plan, and create 
direct connections to existing trails to enhance pedestrian mobility in the Dulles Suburban Center.  
    

  

         Sidewalks and pedestrian facilities should be buffered from the roadway, to create a comfortable 

environment for the pedestrian. Walkway width and clearance should not be reduced or compromised by 

utility poles, roadway signs, mail boxes, etc. These features should be located on utility strips between 

curbs or road shoulders and walkways.   

  

  

 Bicycle Facilities  

  

Bicycling is an important component of transportation and provides additional mobility 

options. Improving bike connectivity in the Dulles Suburban Center is crucial to making the bicycle 

a more viable mode of transportation. A robust bicycle network is planned for the area  
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 and can be seen in the County’s Bicycle Master Plan. These connections will allow for the 

movement in and around the Dulles Suburban Center, connecting the residential neighborhoods with 

the more concentrated mixed use areas. Consideration should be given to the safety of  
bicyclists in new projects, including the separation of bike facilities from vehicular traffic where desirable.  
  

       Bicycle parking facilities should meet long-term and short-term parking needs. Bicycle parking, 

should be provided in development and redevelopment projects and at future transit parking and transfer 

facilities. Lack of safe and secure bicycle parking can become a major obstacle in promoting bike mobility 

in the Dulles Suburban Center. With the installation of bicycle parking, careful attention should be given 

to providing the proper type and amount of parking, at the correct location within a site.   

  

         Long-term bicycle parking or storage should be provided at employment, school, commuter and 

apartment uses. These facilities require weather protection and security devices, such as bike lockers or 

controlled access areas. Shopping, personal business, and recreation trips have shorter parking duration 

which is best served by open air parking devices that lock bicycle wheels and frame, and are close to 

and in view of building entrances.   

  

Transportation Demand Management  
 

Transportation Demand Management (TDM) refers to a variety of strategies aimed at reducing 

the demand on the transportation system, particularly reducing single occupant vehicles during peak 

periods, and expanding the mode choices available to residents, employees, and visitors. The result is 

a more efficient use of the existing transportation system. TDM is a critical  

 component in achieving the Plan’s goal of land use and transportation balance in the Dulles 

Suburban Center.   

  

In addition to reducing peak period single occupancy trips, a broad, systematic, and integrated 

program of TDM strategies throughout the Dulles Suburban Center can increase the percentage of 

travelers using transit and nonvehicular modes of transportation. TDM programs should embrace the 

latest information technology techniques to encourage teleworking, provide sufficient information to 

enable commuters and other trip makers to choose travel modes and travel times, or decide if travel is 

necessary at that time.   

  

Achieving the objective of a successful TDM program for Dulles Suburban Center to reduce the 

number of single occupant vehicle trips is measured by the Institute of Transportation Engineers’ (ITE) 

peak hour trip generation rates. The vehicle trip reduction goals for office and residential development 

beyond ½ mile to Metrorail are 35 percent to 25 percent and 25 percent to 15 percent, respectively. For 

the Transit Station Area, see Land Unit A for more specific guidance.  
 

Parking Management   

  

To facilitate the achievement of TDM goals and encourage transit use, shared parking for uses 

which have different peak demand periods, instituting paid parking, or other parking reduction 

strategies are encouraged. Additionally, shared parking between similar uses should be explored. These 

parking strategies can serve to reduce vehicle trips and increase the cost- effectiveness of the provision 
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of parking. A parking plan should be submitted along with a development application that demonstrates 

that the amount of parking that is provided is sized to support the development. Provisions for parking 

reductions and other incentives to lower parking should be used if it is supported by the parking plan. 

The use of higher parking rates in the first phases of a development followed by lower parking rates in 

subsequent phases can be considered.   

  

Appropriate and strategically located parking is critical to the transformation of Dulles 

Suburban Center. On-street, structured and underground parking should be encouraged for most of the 

uses. Surface parking lots should be avoided especially in front of buildings and along Route 28, which 

is planned to carry high quality transit. The redesign and consolidation of existing, private, surface 

parking lots should be encouraged in the areas around transit station locations to increase pedestrian 

accessibility.   

  

          As the Dulles Suburban Center is developed, and the land use and transportation infrastructure 

matures, parking requirements should be examined to determine if they are adequate for the changing 

conditions. Rather than supplying parking for each individual use, parking should be treated as a 

common resource for multiple uses. Implementing this practice will reap many benefits in creating a 

more walkable and less auto-dominated environment.    

   

 
General  
  
         The 1991 Fairfax County Transportation Plan for this area is largely dependent on completion of an 
improved highway network and extension of two radial rail transit lines. While these facilities are 
essential to satisfying future requirements, the capacity of the system is inadequate to accommodate at 
acceptable levels of service the transportation demand of planned and zoned development. This is 
particularly the case when demand projections rely principally on conventional and historical suburban trip 
generation rates that reflect a high percentage of single occupant vehicle (SOV) travel. Therefore, to fulfill 
quality of life and economic development objectives, it is essential to fashion a transportation system 
that can support the likely level of demand that will be generated by the improved pattern of transit-
friendly land uses envisioned.  
  
Special Requirements  
  

1. A regional corridor analysis should evaluate the most promising systems now available, 
identify feasible routes and specific station sites for mass transit facilities, and estimate 
approximate system costs.  

  
2. Public and private commitments essential for right-of-way acquisition and project design must 

be identified. Redesign of proffered development plans at already approved intensities should 
be encouraged and undertaken on a voluntary, no-fee, cooperative basis as a measure of public 
and private commitment.  

  
3. A monitoring system is needed to evaluate actual and projected transportation demand against 

existing capacity and programmed expansion. Part of the monitoring system should be a 
triggering mechanism that will signal the need for additional capacity or other options to keep 
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demand and capacity synchronized.  
  

4. Procurement and/or preservation of right-of-way and station sites should be initiated in 
accordance with the Plan through the development process, once a general alignment for a rail 
transit system has been determined.  

  
5. Maintenance facilities may be required for an integrated transit system. Such facilities should 

be designed to be compatible with existing and planned land use in the vicinity by using such 
techniques as buffering and screening.  

  
6. A ring road on the Dulles Airport property should be considered as part of the master plan in 

order to provide the opportunity for more than one potential access point to the future 
Smithsonian Air and Space Museum Annex. This will help mitigate potential traffic 
congestion in adjacent areas and on Route 28.  

  
7. Bus service linking residential, commercial and employment areas should be provided 

throughout the day to encourage residents and the workforce to shop and do business via 
transit.  

  
Concept  
  
  The transportation system proposed for the Dulles Suburban Center should have the following   
characteristics:  
  

•  Be multi-modal in nature, employing an appropriate mix of rail, light rail, and buses;  
  
•  Be phased to provide necessary capacity as demand increases;  

 
•  Provide area transportation within the Dulles Suburban Center; linkage to adjacent 

employment and residential sectors; and ties to the radial system connecting to more 
distant destinations via connections to other roadway and transit facilities;  

  
•  Incorporate technological advances which facilitate transportation system management 

in order to obtain the most effective use of available capacity; and  
  
•  Feature an effective transportation demand management program that will encourage 

public-private cooperation in activities that reduce overall demand on the system.  
 

Potential Transportation Strategies  
  
         The following text discusses possible strategies to implement the transportation concept. 
Effectiveness of the transportation plan requires some policy changes and amendments to county 
ordinances and regulations to allow Fairfax County to benefit from successful transportation programs 
employed by other comparable jurisdictions around the nation.  
  
         Implementation of this transportation plan should begin at once with authorization of a Route 28 
corridor analysis conducted in conjunction with adjacent jurisdictions along the corridor. The analysis 
should be designed to identify means of adapting these concepts to the corridor, to evaluate the economic 
feasibility of employing the systems proposed, to lay a foundation for creating a phasing mechanism to 
relate demand to capacity, and to outline a procedure for effectively monitoring plan implementation.  
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Phased Multi-Modal System  
  
         The current and programmed capacity of the 1991 Transportation Plan provides adequate capacity 
to accommodate projected growth for up to 20 years. The Transportation Plan has limited capability for 
expanding roadway capacity without extensive and community disruptive land acquisition and/or 
significant change in travel behavior. Therefore, it is essential to evaluate potential revisions to the 
Transportation Plan to accommodate projected demand.  
  
         Construction of new transportation capacity should be triggered by projected demand in a timely 
manner to allow infrastructure to keep pace with demand. Because the highway network serving the 
Dulles Suburban Center will likely become inadequate over time, other transportation modes and 
measures will be needed to meet demand. Increased reliance must be placed on mass transit (bus, rail, 
light rail), HOV, and transportation demand management. The ultimate system must serve local 
community transportation needs, serve employment locations throughout the Dulles Suburban Center, as 
well as provide connections to the Metro transit system serving the greater metropolitan area.  
  
  
Evolving Technology  
  
         The numerous evolving technologies for moving people should be closely monitored for potential 
efficient and cost effective adaptation within the Dulles Suburban Center. In view of the significant 
commitment made by the federal government to transit and the Intelligent Vehicle Highway System 
(IVHS) in the adopted Intermodal Surface Transportation Efficiency Act of 1991, serious effort must be 
expended to secure federal funding for transportation and land use studies and implementation programs 
authorized by the Act. Many of these measures could expedite traffic flow for both transit and automobile.   
  
  
Transportation Demand Management (TDM)  

  
         Most transportation demand management programs require behavior modification on the part of 
some of the commuter population. TDM programs are aided most significantly by making available 
clean, reliable, affordable alternatives.  
  
         Current rideshare matching programs can be improved and expanded. Evaluation should be based 
on results. Car pool, van pool, and bus pool ridership can be enhanced by an appropriate mix of rideshare 
incentives and single-occupant vehicle (SOV) disincentives. Incentives include preferential treatment 
by employers, e.g. reserved parking, flextime, fare subsidies, and guaranteed ride home. Disincentives 
for SOV commuting may include paid or taxed parking and congestion pricing. Employers may also be 
offered incentives through reduced capital costs stemming from reduced parking requirements.  
  
         Improved project planning can also reduce travel demand. Affordable housing integrated with or 
proximate to employment is a significant and much needed measure. Longer distance commuters can 
benefit from transit-friendly project design. All employees can benefit from improved pedestrian-
oriented urban design that features clustered office buildings and retail, service, and leisure amenities.  
  
         By the time additional transportation capacity is needed, active encouragement of telecommuting 
in the work place could also greatly reduce travel demand. The federal and state governments are setting 
a good example that Fairfax County should emulate for its own employees and encourage in the private 
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sector.  
 
Policies and Regulations  

 

  There are a multitude of actions in this area that could aid travel in the county. Some of these 
are:  
  

1. Adoption of a Transit Zone District in the Zoning Ordinance to provide a new classification for 
areas within a one-half mile radius of a transit station. Increased intensity in mixed-use 
developments are needed here to make mass transit more economically viable. An associated 
ordinance equitably framed to permit density transfer from more distant parcels to the Transit 
Zone would help achieve the preferred pattern of land use. The objective of increased density 
around transit stations and reduced intensity between stations might also be achieved under the 
proffer system without new enabling legislation but is more cumbersome.  

  
2. Parking regulations need further amendment. Consideration might be given to making a 

parking maximum out of today's minimum parking requirements as has been done elsewhere. 
Permanent parking reductions should be permitted for binding TDM commitments and for 
airport-oriented hotels and similar tourist-oriented enterprises.  

  
Transit Guideway System  
  
          In order to meet the transportation demands that are anticipated for the Dulles Suburban Center and 
to address the imbalance between the zoned development potential of the area and the planned roadway 
capacity, a fixed-guideway transit system is recommended for consideration. An illustrative fixed-
guideway transit system is shown on Figure 5. This illustration depicting various route options is 
provided as a basis for inclusion in the recommended Route 28 corridor analysis. A station should be 
considered at the Smithsonian Air and Space Museum Annex during the detailed corridor analysis 
associated with this system. Dedication of right-of-way for such a system should   
be sought once a more specific alignment for such a system has been determined. In order to serve a greater 
number of people, this system could extend beyond the boundaries of the Dulles Suburban Center and 
Fairfax County. The regional aspects of this transit system should be incorporated into any future 
consideration of the feasibility of this proposal.  
  
 
  ENVIRONMENT  
  
         The western quarter of Fairfax County, including the entire Dulles Suburban Center, is located within 
a geologic feature known as the Culpeper Basin, an ideal landform for a major airport one of several 
Triassic-age basins on the east coast. The area is characterized by relatively level terrain, sluggish 
meandering streams in broad, shallow floodplains, perched water table, shallow soils, and siltstone and 
sandstone bedrock located at or near the surface. Given the absence of mountain barriers or urban high-
rises, the environment for aviation is almost ideal. It may be said that The geomorphology the geology 
of the Dulles Suburban Center area, which is also the cause of contributes to the area's environmental 
constraints, including broad floodplains, poorly drained wetland areas and shallow soils, low filtration, 
poor groundwater recharge, highly erodible soils, and flashy hydrology which means the area is prone to 
rapid increases in flow and velocity of stormwater soon after rainfall. also provides an ideal site for the 
most significant land use determinant in the Suburban Center, the Airport itself.    
  
         Within the Dulles Suburban Center, airport noise and environmental quality corridors (EQC) are 
the primary environmental constraints to development. The floodplain areas and areas of freshwater 
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wetlands, which account for most of the environmental quality corridor areas in the Dulles Suburban 
Center, are the primary environmental resources which should be protected and incorporated into the 
development pattern. Stormwater management plays an important role in protecting water quality and 
the health of the streams. The Chesapeake Bay Preservation Ordinance should not have a significant 
impact on planning within this area. The Ordinance's Resource Protection Areas in which development 
would be restricted are contained within the EQC boundaries.    
  
Environmental Quality Corridors  
  
         Most of the environmentally sensitive land within the Dulles Suburban Center is included within 
the Cub Run, Flatlick Branch, Frying Pan Branch, Cain Branch and Horse Pen Run Stream Valley 
Environmental Quality Corridors. One Environmental Oobjective 9 contained in the Policy Plan is to 
“Identify, protect and enhance an integrated network of ecologically valuable land and surface waters 
for present and future residents of Fairfax County.” Policy A under this objective reads “For ecological 
resource conservations, iIdentify, protect and restore an Environmental Quality Corridor system (EQC).”  
  
         Because most of the land within the Dulles Suburban Center is characterized by low relief, the stream 
valleys have broad floodplains and poorly drained wetland areas. Areas of 15 percent slope are 
uncommon. In general, the boundary of the floodplain is also the boundary of the EQC. Much of the 
wetland area is also located within the floodplains. There are also areas of isolated wetlands which do 
not qualify as components of the EQC system because they are not directly connected to a stream valley. 
Nevertheless, these isolated wetland areas, which are common south of the Airport, constrain 
development because they are subject to the requirements of the Federal Clean Water Act. Activities that 
result in destruction of these wetlands are regulated by the United States Army Corps of Engineers and the 
Environmental Protection Agency.    
   
  
Stormwater Management   
  

Goals   

Stormwater management plays an important role in protecting water quality and the health of our 

streams. Both development and redevelopment offer opportunities to protect and support the restoration 

of water resources by correcting deficient situations in an effort to protect and restore local streams and 

to reduce the pollutant loads entering the Potomac River and Chesapeake Bay to the extent practicable. 

This may be accomplished by reducing the total runoff volume and/or significantly delaying its entry 

into the stream system and by reducing pollutant loads into our waterways. Stormwater quantity and 

quality controls should be optimized for all development projects consistent with the scale of the 

projects, with a goal of replicating natural hydrologic conditions and reducing runoff volumes in 

furtherance of stream protection and/or restoration.   

  

Low Impact Development   

Efforts to reduce stormwater runoff volumes and velocities through on-site practices are 

important in light of the degraded conditions of many of the streams in this area. Low impact 

development (LID) practices of stormwater management (also referred to as green stormwater 

infrastructure) can reduce runoff volumes entering local streams by evapotranspiring water, filtering water 

through vegetation and/or soil, returning water into the ground, or reusing water. LID practices can 

include, but are not limited to, bioretention or biofiltration facilities (commonly referred to as rain 
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gardens), vegetated swales, porous pavement, vegetated roofs, tree box filters, and the collection, reuse of 

stormwater runoff through the use of cisterns, both above ground and below ground. Nonstructural 

approaches incorporated within site designs/layouts may also be appropriate, including the preservation 

and/or creation of forested areas with no soil compaction, and landscaping that provides for the infiltration 

of rainwater. Because of the geologic setting of the Dulles Suburban Center, hydrologic conditions 

(including water table and soil types) may, in places, limit available stormwater management options. 

LID measures should be carefully selected and designed, on a case-by-case basis, to address limitations 

that may be associated with site conditions and proposed uses.    

  

Stormwater Design   

All proposals should incorporate stormwater management measures that further the above 

stormwater management goals. Environmentally-friendly stormwater design, with an emphasis on the 

use of LID practices as applicable, should be integral to each project, starting at the conceptual stage, 

recognizing that stormwater management measures may be phased as development occurs. Stormwater 

and site designs should minimize the amount of impervious cover and incorporate runoff reduction 

strategies such as infiltration, stormwater reuse and retention to improve downstream waters. The use 

of appropriate native plant materials is encouraged to provide habitat benefits while reducing fertilization, 

improving the soil, and minimizing maintenance.    

  

The incorporation of stormwater management strategies in parks and other open space areas may 

support this approach while providing recreational amenities, habitat benefits and educational 

opportunities (e.g., interpretive exhibits highlighting ways that the strategies benefit water and 

ecological resources). Stormwater management and selected LID practices should also be incorporated 

into new and redesigned streets where allowed and practicable. As approaches to treating stormwater 

continue to evolve, technology is improved and new innovative practices are  
identified, these measures should be employed in support of stream protection and restoration.   
  

In order to achieve the stormwater management goals as noted above, stormwater management 

controls typically should treat runoff close to its source. This may be accomplished through onsite 

controls or through coordination of SWM measures among neighboring development sites. Contributions 

to, or construction of, one or more projects identified in a Board of Supervisors- adopted watershed 

management plan or projects that would otherwise further county stormwater goals may also be 

considered.   

  

In addition, at a minimum the following guidelines should be followed for larger development 

projects (e.g., one acre or more of disturbance); such development proposals should be reviewed on a case-

by-case basis for the appropriate optimization of stormwater management and water quality controls, 

allowing for flexibility in specific approaches to achieve the following guidelines (any one of A, B, or 

C below):  

  

A. Specific Performance Targets   

  

1. Reduction in runoff volume leaving the site equivalent to at least three-quarters of an inch 

from impervious surfaces on the site.  
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2. Reduction in discharges leaving the site to levels that will minimize stream erosion 

through the use of the energy balance method (based of forested existing conditions or 

an improvement factor of 0.7) or any equivalent methodology.   

  

If these levels of runoff volume or velocity reduction cannot be attained, a combination of 

runoff volume reduction and peak flow and velocity reduction should be provided to the 

extent practicable.  

 

B. Linkage to Green Building Rating Systems   

 

As an alternative to item A above, stormwater management measures may be provided that are  

sufficient to attain the Rainwater Management credit of the most current version of Leadership in Energy 

and Environmental Design-New Construction (LEED-NC) or Core & Shell (LEED-CS) rating system 

(or equivalent of this/these credit(s) that may be based on an alternate rating system). Stormwater 

management practices that are applied toward this outcome should provide runoff reduction/rainfall 

volume retention, rather than just stormwater treatment, to the maximum extent practicable.   

  

 C. Alternative Approaches   

 

As an alternative to the guidelines above, stormwater management measures and/or downstream  

improvements may be pursued to optimize site-specific stormwater management and/or stream 

protection/restoration efforts, consistent with the adopted watershed management plan(s) that is/are 

applicable to the site. Such efforts should be designed to protect downstream receiving waters by 

reducing stormwater runoff volumes and peak flows from existing and proposed impervious surfaces to the 

maximum extent practicable, consistent with watershed plan goals.   Consideration may be   
given to other stormwater runoff-related factors such as soil conditions, groundwater conditions, 
downstream flooding, drainage complaints, character and condition of downstream channels, and 
identified stream impairments. One such management approach that may be considered is that of non-
structural measures, which would further enhance environmental stewardship by land owners in the area.    
  
Additional area-wide environmental recommendations are as follows:  

  
1. Preserve the Horse Pen Run and Frying Pan Branch Stream Valleys through dedication 

to, or acquisition by, the Fairfax County Park Authority.  
  
2. Water quality recommendations presented at the beginning of the Area III section of the 

Plan should be applied to those lands within the Occoquan Basin.  
  
3. The clustering of development, where compatible, is strongly advised because it 

increases open space and has a beneficial effect on water quality in the Occoquan Basin.  
  
4. Aircraft noise mitigation recommendations presented at the beginning of the Area III 

section of the Plan should be applied to those lands within the Dulles Airport Noise 
Impact Area.  
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5. Highway noise mitigation should be provided for noise-sensitive land uses to ensure a 
healthful living and working environment in which speech and activity interference is 
minimized in both interior and exterior areas.  

 

 

Airport Noise  
  
         Much of the Dulles Suburban Center is included within the Airport Noise Impact Overlay 
District (ANIOD) of the Zoning Ordinance. The ANIOD was established to ensure the achievement 
of interior noise guidelines suggested within federal noise compatibility documents for residential 
and other uses that are constructed within ANIOD and to prohibit residential and certain other noise 
sensitive uses from areas subject to particularly severe impacts from aircraft noise. While new 
residential development is permitted within ANIOD, such development is not recommended in areas 
with projected aircraft noise exposures exceeding DNL 60 dBA. Where new residential 
development does occur near Washington Dulles International Airport, disclosure measures should 
be provided. Figure 6 5 presents a map of the Dulles Airport noise contours as they relate to the 
boundaries of the Dulles Suburban Center. The DNL 65 dBA, DNL 70 dBA, and DNL 75 dBA 
contours reflect the greatest extent of these contours as displayed on several noise contour maps 
within the March, 1993 Addendum: FAR Part 150 Noise Compatibility Program, Washington Dulles 
International Airport prepared for the Metropolitan Washington Airports Authority (MWAA). The 
DNL 60 dBA contour was taken from the long-term potential DNL 60 dBA contour map provided to 
the county by MWAA.  
  
         A more extensive discussion of noise compatibility planning and Dulles Airport noise impacts 

is contained in the Area Plan Overview for Area III under the heading “Land Use Planning Within 
the Dulles Airport Noise Impact Area.”  

  
Additional area-wide environmental recommendations are as follows:  
  
1. Preserve the Horse Pen Run and Frying Pan Branch Stream Valleys through dedication to, or 

acquisition by, the Fairfax County Park Authority.  
  
2. Water quality recommendations presented at the beginning of the Area III section of the Plan should be 

applied to those lands within the Occoquan Basin.  
 

3. The clustering of development, where compatible, is strongly advised because it increases open 
space and has a beneficial effect on water quality in the Occoquan Basin.  

  
4. Aircraft noise mitigation recommendations presented at the beginning of the Area III section of 

the Plan should be applied to those lands within the Dulles Airport Noise Impact Area.  
  
5. Highway noise mitigation should be provided for noise-sensitive land uses to ensure a healthful 

living and working environment in which speech and activity interference is minimized in both 
interior and exterior areas.  
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   FIGURE 6   5 
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HERITAGE RESOURCES  
  
         The Dulles Suburban Center contains both known and potential heritage resources. A list 
of those heritage resources included in Fairfax County's Inventory of Historic Sites is listed on 
Figure 7 6. Maps of those resources are shown in the Bull Run Planning District on Figure 5 and 
the Upper Potomac Planning District on Figures 5 and 6. The Inventory is open-ended and 
continues to grow. For information about these and other historic sites, consult the Fairfax 
County Department of Planning and Zoning.  
   
         There are numerous heritage resources in this sector including standing structures as well 
as both prehistoric and historic archaeological sites. The Horse Pen Run drainage area has been 
occupied almost continuously since 8,000 B.C.  
  
Basic countywide heritage resource preservation policies are applicable throughout the Dulles 
Suburban Center. Site designs that minimize the disturbance and avoid the destruction of 
significant heritage resources are desired. It is expected that property owners will consult and work 
with Fairfax County staff to determine the presence or absence of significant heritage resources 
and take appropriate preservation, recovery and recordation action in accordance with the 
countywide policies before development plans are approved.  
   
         In the fall of 2016 Heritage Resources staff in the Department of Planning and Zoning 
conducted a reconnaissance survey of the Dulles Suburban Center. Staff should be contacted 
regarding resource identification and ongoing survey efforts as directed by the 1988 Heritage 
Resource Management Plan and the Comprehensive Plan Policy on Heritage Resources. There is 
a potential for additional heritage resources to be identified.  
  
         Other heritage resources including those protected by Historic Overlay Districts, or listed in 
the National Register of Historic Places or the Virginia Landmarks Register, and may be 
identified in the text and recommendations section.  
   
         The Fairfax County Inventory of Historic Sites, the Virginia Landmarks Register, the 
National Register of Historic Places, and the county’s Historic Overlay Districts promote the 
recognition of sites with historic, architectural and archaeological significance. Designation 
confers public recognition and can offer incentives for preservation to the property owner.  
   
         The county Inventory of Historic Sites includes properties which meet certain eligibility 
criteria and are officially designated by the county's History Commission. In addition to historic, 
architectural or archaeological significance, property that serves as a focus of community 
identity and pride may also be recognized. The benefits of designation include public recognition 
of the structure's significance and enhanced support for preservation. Owners of properties 
included in the Inventory may meet with the county's Architectural Review Board on a voluntary 
basis to review proposed changes to their properties. Project review and approval by the county’s 
Architectural Review Board may be required in accordance with the guidance provided by the 
Policy Plan under Land Use Appendix 9 Residential Development Criteria 8 Heritage Resources.    
  
         The Virginia Landmarks Register and National Register of Historic Places also officially 
recognize properties meeting specific criteria. Like the county Inventory, benefits of designation 
include public recognition and enhanced support for preservation. In addition, projects that are 
funded or sanctioned by federal government agencies may require review to determine if they 
will have any effect on properties listed in or eligible for listing in the National Register of 
Historic Places. Alternatives must be explored to avoid or reduce harm to the historic properties.  
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FIGURE 7  6 INVENTORY OF HISTORIC SITES 

DULLES SUBURBAN CENTER  

(Inventory as of 2015)  

 

Name 

 

Location 

Planning 

Sector 

Parcel 

Number 

 

Date 

     

Bailey House* 13825 Sunrise Valley Drive 

Herndon  

 

UP6 15-4 ((2)) 15A c. 1903 

Bowman Store* N, V 2628 Centreville Road 

Herndon 

 

UP6 25-1 ((1)) 13 c. 1893 

Cabell’s Mill 5235 Walney Road 

Centreville 

 

BR3 54-2 ((1)) 2 c. 1800 

Cabell’s Mill Miller’s 

House/Middlegate 

5235 Walney Road 

Centreville 

 

BR3 54-2 ((1)) 2 c. 1800 

Floris Colored School, 

New * 

2525 Squirrel Hill Road 

Herndon  

 

UP4 15-4 ((1)) 32 1932 

Floris Presbyterian 

Church 

2472 Centreville Road 

Herndon 

 

UP6 16-3 ((1)) 7 1906 

Hutchison, John, House 4201 Pleasant Valley Road 

Chantilly 

 

BR2 33-2 ((11)) 300 c. 1757-1785 

Hutchison, John, 

Cemetery 

4201 Pleasant Valley Road 

Chantilly 

 

 

BR2 33-2 ((11)) c. 1757 

Hutchison, Silas, Saw 
and Grist Mill Dam and 
Ruins 
 

15012 Old Lee Road 
Chantilly 

BR2 43-2  ((1)) 1 c. 1852-1862 

Keyes House* 2516 Squirrel Hill Road 

Herndon 

 

UP7 15-4 ((1)) 28 1884/1885 

Manassas Gap Railroad 

Independent Line* 

Western corner of county at 

Bull Run 

BR3 

 

52-3 ((1)) 3 

 

 

1854-1862  

Manassas Gap Railroad 

Loudoun Branch* 

 

3650 Historic Sully Way 

Chantilly 

UP6 34-2 ((1)) 14 1854-1862  

Middleton, John, 

Farm* 

13801 Frying Pan Road 

Herndon 

UP6 24-2 ((1)) 1 1871 
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FIGURE 7  6 

INVENTORY OF HISTORIC SITES  

DULLES SUBURBAN CENTER  

(Inventory as of 2015) 

(continued)  

  
 
 
 

* Indicates demolition: potential remains for archaeological site. 

N National Register of Historic Places  

V Virginia Landmarks Register 

H Historic Overlay District  

 

 

Name 

 

Location 

Planning 

Sector 

Parcel 

Number 

 

Date 

     

Mosby’s Rock 2525 Squirrel Hill Road 

Herndon 

 

UP6 15-4 ((1)) 32 Significant 

1863-1865 

Murphy, Hazel, Farm* 13900 Frying Pan Road 

Herndon 

 

UP6 15-4 ((1)) 25 1852-1854 

Old Ox Road Trace* Near Squirrel Hill Road 

Herndon 

 

UP6 15-4 ((1)) 32 1729 

Peck House* 3106 Centreville Road 

Herndon 

 

UP6 24-4 ((1)) 6C2 c. 1853 

Ratcliffe-Hanna House 

N, V 

2346 Centreville Road 

Herndon 

 

UP6 16-3 ((1)) 

39A4 

c. 1820 

Sully N,V,H 3601 Sully Road  

Chantilly 

 

BR1 34-2 ((1)) 13 From 1794 

Turley Hall* 3318 Centreville Road 

Chantilly 

 

UP6 34-2 ((1)) 10A c. 1821 

Walney 5040 Walney Road 

Centreville 

 

BR3 44-4 ((1)) 3 c. 1780 
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          The county’s Historic Overlay District is a zoning tool used to regulate proposed new construction 
and changes to existing structures in areas containing heritage resources to ensure compatibility with the 
resources. Site design, facades, demolition, and building materials must be reviewed and approved by the 
county's Architectural Review Board.  
  
         In those areas where significant heritage resources have been recorded, an effort should be made 
to preserve them for the benefit of present and future generations. If preservation is not feasible then 
the threatened resources should be thoroughly recorded and, in the case of archaeological resources, the 
data recovered in accordance with countywide policies.  
  
         Prior to any zoning action, the Department of Planning and Zoning should be consulted as to what 
architectural surveys are necessary to document any on-site cultural resources. Archaeological Sstaff from 
the Cultural Resource Management and Protection Branch of the Park Authority should be consulted to 
develop a scope of work for any on-site archaeological surveys prior to any development or ground 
disturbing activity. Should architectural or archaeological resources be discovered that are potentially 
eligible for inclusion in the National Register, further survey and testing should occur to evaluate these 
resources as to their eligibility. If such resources are found to be eligible, mitigation measures should be 
developed that may include avoidance, documentation, data recovery excavation and interpretation.  
  
 
 
PUBLIC FACILITIES  
  
         Existing public facilities located within the Dulles Suburban Center and those for which a future 
need has already been identified and prior approval received are included on Figure 8 7. Major expansions 
of existing facilities (with the exception of federal or state facilities) or uses of land that are distinctly 
different than the use of the public facility must be considered by the county Planning Commission 
through provisions outlined in Section 15.2-2232 of the Code of Virginia. For these existing facilities 
minor expansions which are in keeping with the character of the facility may be considered in 
conformance with the Plan.  
  

•  An adequate water supply and water distribution system should be provided for fire 
protection services.  

  
•  The Regional Stormwater Management Plan should be implemented as identified by 

the Department of Public Works and Environmental Services.  
  

         Additional public facilities may be identified as future needs in the Suburban Center. Such 
facilities are included for informational purposes and in most cases will require a 2232 Review public 
hearing before the county Planning Commission prior to being established unless they are specifically 
identified in the Plan text. Those facilities for which a specific location for future construction has been 
identified are also listed in the land unit recommendations and are considered a feature of the 
Comprehensive Plan upon review of the Planning Director and concurrence by the Planning 
Commission. If a feature shown determination is made, these projects will not require a future 2232 
Review public hearing.  
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FIGURE 8 7  
DULLES SUBURBAN CENTER 

EXISTING PUBLIC FACILITIES  
 

  
Schools 

 
 
Libraries 

 
Public 
Safety 

 
Human 
Services 

 
 
Public Utilities 

Other 
Public 
Facilities 

 Floris Elem., 

Carson 
Middle,  

Coates Elem. 
McNair Elem. 

Westfield 

High 

 Chantilly Fire 

Station  
Co. 15 

 
Frying Pan 

Fire Station 

Co. 36 
 

 
Criminal 

Justice 
Academy 

 

Emergency 
Vehicles 

Operations 
Center 

A New 

Beginnings 
Northwest Mental 

Health Center 
 

Cornerstone 

Rehabilitation 
Center 

Upper Cub Run 

Treatment Plant 
(abandoned) 

 
Flatlick Treatment 

Plan (abandoned) 

 
Henninger Court 

Fairfax Water 
Facility 

 

Cub Run 

RECenter 

 

      

*Federal and state facilities are not subject to the 2232 review process.  
  
  
  
  SCHOOLS  
  
  The following elementary schools serve the Dulles Suburban Center: Virginia Run, Cub Run, 
Lees Corner, Brookfield, Poplar Tree, Coates, Floris, Oak Hill, and McNair. The middle schools that 
serve the area are Carson, Franklin, Rocky Run, and Stone. The high schools that serve the area are 
Chantilly, South Lakes, and Westfield. In order to address projected enrollment increases within the 
service areas of these schools, some of these schools are planned for expansion. Many of these schools 
are outside of the Dulles Suburban Center with the exception of Coates, Floris and McNair Elementary 
Schools, Carson Middle School, and Westfield High School.  
  
  With the introduction of residential communities comes the need to provide for additional 
school capacity. Capacity needs can be addressed through new school construction, additions to 
existing facilities, interior architectural modifications, temporary/modular buildings and changes to 
programs and/or attendance areas. Additional school capacity could be addressed through co- location 
of school facilities within mixed-use, office or other commercial buildings, provided that all access, 
safety, security and space requirements are met; with parks and other public facilities; or through other 
creative approaches. Any option should follow the objectives and policies for public schools within 
the Public Facilities Element of the Policy Plan. 
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PARKS AND RECREATION  
  
         Existing parks are shown on Figure 9 8. Parklands located within, or close to, the Dulles Suburban 
Center currently provide over 1000 acres of public open space with diverse natural, cultural and 
recreational resources. Three large Countywide Multiple Purpose P parks arks -- Ellanor C. Lawrence, 
Frying Pan Farm, and Richard W. Jones – “ anchor” the area on the southern, northeast and southwest 
corners. Two Heritage Resource Parks county-owned historic properties -- Sully Historic Site and 
Frying Pan Meeting House -- are both listed on the Virginia Landmarks Register and the National 
Register of Historic Places.  
  
         The Cub Run Stream Valley, on the western boundary of the Suburban Center, contains some of the 
most extensive and sensitive natural and cultural resources to be found in the county and is a major 
wildlife and recreational corridor to the Occoquan River shoreline. The extensive public parkland along 
this stream valley underscores its importance in the preservation of biological diversity, heritage 
resources and recreation opportunities. Within the designated Suburban Center area, however, a critical 
segment in Land Unit H remains vulnerable to the impacts of future adjacent development. Significant 
archaeological resources are also known to exist within the Cain Branch tributary.  
  
The Dulles Greenway System  
Environmental and Recreational Corridors  
  
         The location and distribution of existing open space resources within the Suburban Center provide 
the framework for a “Dulles Greenway” connected system of environmental and recreational corridors to 
conserve and connect valuable natural, cultural, historic and recreational resources at both the local and 
regional level and to facilitate non-vehicular access to these resources. The Dulles Suburban Center is 
positioned to become the keystone of a planned Northern Virginia Regional Greenway system 
connecting the Potomac and Occoquan River shorelines and extending westward through Loudoun 
County and eastward through Fairfax and Arlington Counties.  
  
  

FIGURE 9 8  
DULLES SUBURBAN CENTER 

EXISTING PUBLIC PARKS  

  

 

 
Neighborhood 

 
CommunityLocal 

 
District 

 
Countywide 

 
State/Federal 

 
 

 
Floris 
School Site 
Dulles Corner 
Dulles Station 

 
Sully Highlands 

 
Ellanor C. Lawrence 
Sully Historic Site 
Cub Run S.V. 
Flatlick S.V. 
Frog Branch S.V. 
Cain Branch S.V. 
Frying Pan Branch S.V. 
Horsepen Run S.V. 
Schneider Branch S.V. 
Merrybrook Run S.V. 
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  The Greenways concept has gained national attention as a result of the recommendation of 
the President's Commission on Americans Outdoors that “communities identify and establish 
corridors of private and public lands and waters to provide people with access to open spaces close 
to where  they live and to link together the rural and urban spaces in the landscape.” Establishment 
of GreenwaysTrails and connectivity are is also a regional priorities in Northern Virginia under the 
priority in the Virginia Outdoors Plan, which is the basis for allocation of state and federal funding 
for parks and recreation projects.  
  
  Specific connectivity objectives of within the Dulles Suburban Center Greenway, to be 
comprised of both public and private lands and waters, are to:  
  

a. Provide people with access to open spaces and recreational opportunities close to 
where they live and work;  

  
b. Protect and enhance ecological and heritage resources;  
  
c.  Provide a continuous pedestrian and open space network linking the places where 

people live, work and play, both within and adjacent to the Suburban Center; in 
particular, provide local trails as part of countywide and regional trails and greenway 
plans;   

  
d.   Complete the trail connections between the major parks in the Sully Woodlands region 

of Fairfax County consistent with the Fairfax County Park Authority’s Sully Woodlands 
Regional Master Plan; and  

  
e. Incorporate urban design features where appropriate.  
  

The Greenway The creation of environmental and recreational corridors should consider the as shown 
on Figure 10 includes the following components:  
  
         Major Public Parks within or adjacent to the Dulles Suburban Center include Frying Pan Park, 
Floris Community Park, Frying Pan Meeting House, Sully Historic Site, Richard W. Jones Park and 
Ellanor C. Lawrence Park. Stream Valley Park components are discussed below. Additional properties 
acquired by the Fairfax County Park Authority (FCPA) in the future may be incorporated within the 
Greenwayinto overall connectivity planning. Design and development of these properties will be in 
accordance with FCPA park planning policies and procedures.  
  
         Stream Valley Parks include designated Environmental Quality Corridors which, in accordance with 
county policies, are intended to serve several purposes. Management objectives are defined as follows:  
  

Sensitive Area Corridors. Some or all of a stream valley component may constitute a 
“genetic corridor” which should be managed primarily to protect and enhance biological 
diversity and wildlife movement. Contiguous archeological sites should also be incorporated 
within this component. Disturbance of land should be limited to pedestrian trails located to 
minimize impacts on sensitive resources. Major portions of the Cub Run and Cain Branch 
Stream Valley Parks are designated as Sensitive Area Corridors.  
  
Multiple Use Corridors. This component is intended to provide a buffer for designated 
Sensitive Area Corridors and to afford expanded passive recreation opportunities within the 
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EQC or adjacent to it. Developed facilities may include walking and bicycle trails, seating 
areas, small picnic or open play areas, interpretive wayside exhibits and landscaping, provided 
there is no net degradation of water quality or loss of habitat value. Within the Suburban 
Center, portions of the Frying Pan, Horse Pen, Schneider Branch, Flatlick Stream Valley Parks 
and Cub Run Stream Valley Park outside the genetic corridor are included in this component.  

 

         Countywide Trails: Countywide trails include Stream Valley Park trails which primarily serve a 
recreational function and Bicycle Transportation/Pedestrian Walkways, which are the principal non-
vehicular transportation corridors located adjacent to public roads. These two types of trails are more 
particularly described in the Trails section.  
  
         Urban Parks: Plazas and mini-parks oriented to use by Suburban Center residents, workforce and 
visitors. Informal activities and programmed events in these areas are intended to enhance leisure 
opportunities and social interaction. Dulles Corner Central Park is an example of this component; 
similar facilities are planned for the Westfields complex. The design and multimodal access of such 
parks are guided by the Urban Parks Framework.  
    
         Development of such a greenway system Environmental and recreational corridors, 
comprehensively integrated with other land uses, can return significant benefits to both the public and 
private sector in the Dulles Suburban Center. The positive impacts of carefully and imaginatively 
planned open space on real estate values, public health, resource preservation, and energy and 
infrastructure investments make development of the proposed Greenway system an important element 
in the total environment of this Suburban Center.  
  
Active Recreation  
  
         Despite the relatively extensive amount of parkland in the vicinity of within and near the Dulles 
Suburban Center, there are currently major deficiencies in active recreation facilities opportunities in this 
area of the county. Athletic fields are available at the following locations within the Suburban Center: 
the planned six field complex active recreation area at Ellanor C. Lawrence Park, the baseball diamond 
at Dulles Corner Park, the fields at Sully Highlands Park, and two fields at Floris Elementary School. 
These facilities are already scheduled to maximum capacity and there remains a large unmet demand 
from the surrounding residential communities. The capacity for expanding active recreation at Ellanor 
C. Lawrence Park, in particular, is limited by surrounding transportation infrastructure, stable residential 
neighborhoods, and the presence of significant natural and cultural resources.  
  
  The type and intensity of development envisioned for the Suburban Center will generate a 
strong demand for facilities to serve the adult workforce. Research indicates that:  

  
•  Walking and jogging consistently rate as the most popular outdoor adult recreation 

activity.  
  
•  Typically 10-15 percent of the corporate workforce Employees will participate  in 

organized sports activities such as adult softball, football/soccer, and volleyball; and on 
a daily basis the same proportion of the workforce will utilize a diversified range of 
indoor and outdoor active and passive recreation facilities. Hence, Therefore 
approximately 20-25 percent of the entire workforce may be expected to utilize it is 
appropriate to locate recreation facilities if available in proximity to the workplace.  
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•  According to the National Golf Foundation, the Washington D.C. area is among the 
most poorly served areas in the country when it comes to public golf course holes per 
capita. The Dulles Suburban Center area represents one of the last areas of Fairfax 
County with sufficient undeveloped land to meet the existing and projected demand 
for golf. The proximity of business development further supports the potential for golf 
facilities in this   

         area and there are numerous indirect benefits that can be gained by including golf in 
Suburban Center planning. The provision of a public/private golf course would, for 
example, preserve open space, help reduce a documented recreational deficiency and 
possibly increase the value of other properties within the immediate area.  

 

    
The advantages of integrating outdoor recreation facilities into employment centers are numerous:  

  
•  Increased employee satisfaction and productivity as a result of easy access to facilities;  
  
•  Potential reduction in peak hour traffic congestion/transportation demand, as employees 

stay after work hours to play;  
  
•  Reduction of impacts from evening active recreation on adjacent residential areas by   

siting lighted facilities within areas planned for commercial and industrial development;  
   
•  Reduced public land acquisition and development costs through cooperative use  of 

parking facilities and interim use of vacant land held for future development; and  
  
•  A “critical mass” of users is present to support public and private revenue generating 

recreation facilities.  
 

         The projected levels of growth and development for the Dulles Suburban Center require additional 
public parkland and facilities to serve this population. In accordance with Policy Plan recommendations, 
properties are identified within some land units as "pooled sites". These are defined as community serving 
recreation sites created through public-private land dedication and acquisition to serve residents and 
workers and to protect significant natural and heritage resources.  
  
         The private sector has made a substantial commitment to providing corporate recreation facilities 
within the Dulles Suburban Center. The urban park developed at Dulles Corner and the extensive trails 
incorporated within the Westfields development are the types of facilities that are essential to the 
development of a greenway system. If additional residential land uses are introduced into the Dulles 
Suburban Center, there will be a need to develop more residentially-oriented Neighborhood and 
Community Park facilities as well as the Urban Park plazas and other public open spaces prescribed by urban 
design guidelines the Urban Parks Framework.  
 
  Recommendations  
  
         In view of the current and projected constraints on public funding for the acquisition and 
development of park lands in the 1990s, an expanded “toolkit” of joint public and private sector 
mechanisms for the provision of recreation opportunities and resource protection and enhancement should 
be explored. These include, but are not limited to, purchase of development rights, wetlands mitigation 
funds, purchase of land with leaseback arrangements, development of negotiated bidding arrangements and 
other appropriate mechanisms.    



Staff Report for Plan Amendment 2013-III-DS1 

 

 

 
Page 92 of 231 

 
 

 

 

  
         Site specific recommendations for parks and recreation are contained in the Land Unit 
Recommendations section. Area-wide recommendations for parks and recreation are summarized as follows:  

  
1.  Public, private and corporate interests within the designated Dulles Suburban Center and 

adjacent Fairfax and Loudoun Counties and the Town of Herndon should cooperate in 
providing a connected the development of a Greenway system that serves recreation, 
environmental and historic preservation, transportation and tourism, and economic vitality 
in the Dulles area.  

  
2.  To insure that long term recreation and resource protection needs will be met, the Fairfax 

County Park Authority should seek acquisition of additional properties located within the 
Dulles Suburban Center. in Land Units A, D1, D2, D4 and H. A variety of acquisition 
mechanisms should be utilized to optimize the use of public funding and provide 
appropriate incentives to property owners to negotiate the transfer of identified properties.  

 

3.  The potential for joint public/private sector development of recreation facilities should be 
explored wherever feasible. These projects could include golf courses, interim and/or 
permanent athletic fields, and indoor recreation and leisure services facilities in leased 
space within commercial or industrial structures, or other outdoor recreation spaces.  

  
4.  Land should be identified and set aside for future public or public/private golf course 

development; this land could be an integral part of the envisioned Greenway system. 
Feasibility studies should be conducted to determine the optimum number of, and location 
for, golf facilities in the Dulles Suburban Center.  

  
  45. Private sector development and operation of athletic fields and other active outdoor 

recreation facilities for employee use should be encouraged in cooperation with the Park 
Authority and county’s Neighborhood and Community Services.  

 

56.  Master planning and detailed site design for outdoor recreation facilities (public and 
private) should be coordinated with appropriate transportation officials in order to mitigate 
the impacts of traffic, infrastructure development, and external noise to the extent possible.   

  
67.  Appropriate archaeological survey and treatment, in coordination with County 

archaeologists, Phase I archeological surveys should be required for all new development in 
the vicinity of identified and/or likely heritage resource areas.  

  
78.  The present Sully Historic Overlay District boundaries should be retained except that all 

of Sully Historic Site property managed by the FCPA should be included within the 
historic overlay district.  

  
89.  The Countywide Trails Plan within the Dulles Suburban Center and surrounding areas 

should be revised in accordance with the proposed Greenway network of pedestrian trails and 
walkways.  

  
910.  The Fairfax County Park Authority should develop a Parks and Recreation Facilities 

Requirements Plan for implementation in the Dulles Suburban Center.  
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TRAILS  
  
         Trails planned for the Dulles Suburban Center are delineated on Figure 10 as part of the Dulles 
Greenway, the Countywide Trails Plan Map. and the proposed regional greenway system. While some of 
the segments have already been constructed, the figure map portrays the ultimate generalized system for 
the area. The map classifies trails into seven different trail types as shown on the map legend and defined in 
Appendix 3 of the Transportation Section in the Policy Plan Element of the Comprehensive Plan. Other 
specific trail recommendations are found in the Trails/Connectivity recommendations for each land unit. 
It is expected that development within each land unit will incorporate pedestrian and bicycle access to these 
main trail routes consistent with urban design guidelines. For new trails, specific construction requirements 
are detailed in the Public Facilities Manual.  
  
  Figure 10 specifies the classification for each trail segment which represents the primary 
function of that trail. Two categories of trails are identified:  
 Stream Valley Recreational Trails primarily serve a recreation function, providing non-vehicluar access to 
public parklands and other points of interest. Multiple-purpose trails for both pedestrian and bicycle use may 
be developed in Multiple Use Corridors. The Fairfax County Park Authority is only responsible for 
maintenance of trails within public park boundaries.  
  
          Bicycle Transportation/Pedestrian Walkways primarily serve a non-vehicular transportation 
function, linking together employment centers, retail uses and transit areas and nearby public and private 
open space and recreation facilities. In high density residential and office settings, these trails may therefore 
serve a dual transportation and recreation function. These “urban pathways” may be developed within 
VDOT rights-of-way or on private property with public access easements.   
  
To the greatest extent possible, urban design features, consistent with the Urban Parks Framework, should 
be incorporated into the development of this Greenway component trail connections to provide high 
quality, visually attractive and functional transportation routes.  
  
         An implementation program is included for specific land units, where appropriate, to encourage 
employees and employers to consider the benefits of short range commuting by cycling or walking to promote 
such programs. There is an opportunity to provide a definitive character and identity for the Dulles 
Suburban Center by incorporating a variety of urban design features into the development of this trail 
classification, provided that mechanisms for their maintenance can be devised. 

  
  
  
  
  

  

  

  
  

  
  

 

         Delete Figure 10: Proposed Greenways / Trail System  
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DULLES SUBURBAN CENTER LAND UNIT RECOMMENDATIONS  

  
The recommendations which follow provide site-specific guidance for development of the 

Dulles Suburban Center, over the next 10-20 years and beyond.  
  
         In order to fully achieve the vision for the long-term development of the Dulles Suburban 
Center, implementation mechanisms must be developed to allow for residential development 
without reducing the tax base of the tax district in the short and long-term; to permit and enhance 
mixed-use development; and to permit transfer of density within the district without an increase 
in the overall zoning envelope. Density transfer mechanisms, which could include transfer 
development rights, concurrent rezonings to affect recommended Plan intensities or other 
mechanisms not yet identified, are crucial for implementing the envisioned land use pattern of 
higher intensity nodes of  development focused around transit stations and the containment of 
“suburban sprawl”. Exploring options to allow for contributions from residential development in 
the Tax District or amending the Tax District legislation to do this both in a manner that will not 
increase the financial burden on other Tax District landowners or the county without their 
consent, should proceed expeditiously. Development of Zoning Ordinance Amendments to 
allow for mixed-use development should also proceed. Enabling legislation to allow transfer of 
development rights should be sought immediately so that this mechanism can be considered as one 
option, among others, for creating higher intensity nodes of development. Other density transfer 
mechanisms should also be evaluated for use and enabling legislation sought when needed. This 
work should proceed to coincide with or follow soon after the completion and adoption of the 
Enhanced Public Transportation Corridor Study for Route 28 which should identify more specific 
transit station locations in the Dulles Suburban Center. Since the development of these 
implementation mechanisms must, of necessity, be a careful and deliberate process, the 
recommendations that follow do not attempt to outline specific mechanisms or processes.  
  
         The following recommendations provide site-specific guidance for development of the 
Dulles Suburban Center. For the purpose of organizing land use and other site-specific 
recommendations, the Dulles Suburban Center has been divided into a series of land units. These 
land units are lettered A through L and are shown on Figure 11 9. Individual land unit maps are 
included with the text for each land unit. Within each land unit, the Plan provides specific 
recommendations that establish a planned use and intensity defined as the base Plan. For some 
land units, development options may be provided that encourage an alternative use or intensity 
above the base Plan as well as guidance under which the option can be implemented. 
  
         In order to achieve the planning objectives for the Dulles Suburban Center it is necessary that 
new development and redevelopment be responsive to general criteria found in the area-wide 
guidance and site-specific conditions which focus on mitigating potential impacts. Development 
proposals at the baseline or optional levels must be responsive to the following development criteria, 
which apply to all sites for Land Units A through K in the Dulles Suburban Center:  
  
1. Provision of a development plan that provides high quality site and architectural design, 
streetscaping, urban design and development amenities. High quality site and architectural 
design will be evaluated in terms of the ability of the proposal to meet the Design Guidelines for 
the Dulles Suburban Center.  
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2. Provision of a phasing program which includes on- and off-site public road improvements, 
or funding of such improvements to accommodate traffic generated by the development. If, at 
any phase of the development, further mitigation of traffic generated by the development is 
deemed necessary, provision and implementation of a plan which reduces development traffic to 
a level deemed satisfactory to the Department of Transportation through Transportation System 
Management (TSM) strategies and Transportation Demand Management Programs (TDMs).  

 
3. Provision of design, siting, style, scale, and materials compatible with adjacent 
development and the surrounding community, and which serves to maintain and/or enhance the 
stability of existing neighborhoods.  
  
4. Provision of affordable housing as a part of any mixed-use project or residential 
development either through compliance with the Affordable Dwelling Unit Ordinance, if 
applicable, or an appropriate proffer of units or land or a contribution to the Housing Trust Fund, 
if the Affordable Dwelling Unit ordinance is not applicable. Affordable housing provided 
pursuant to such a proffer should be located within the Dulles Suburban Center. Any funds 
provided in lieu of actual units should be placed in a separate fund for use only within the Dulles 
Suburban Center.  
  
5. Parcel consolidation and/or coordination of development plans with adjacent development 
to achieve Comprehensive Plan objectives. Parcel consolidations should be of sufficient size to 
insure projects that function in a well-designed efficient manner, meet all Plan and Zoning 
Ordinance requirements for setbacks, screening and buffering and do not preclude the 
development of unconsolidated parcels in conformance in the Plan.  
  
6. Provision of the highest level of screening and landscaping for all parking.  
  
7. Consolidation of vehicular access points to minimize interference with arterial roadways.  
  
8. Provision of stormwater management by the use of Best Management Practices which 
contribute to Objectives of this Dulles Suburban Center Plan calling for design of stormwater 
detention systems that blend with and augment features of the natural environment and contribute 
to the aesthetics of their sites.  
  
9. Provision of active and passive recreation facilities and specified components of the 
Greenway system.  
  
  In addition to these general development criteria, site-specific conditions may be identified 
as part of the following recommendations for each of the land units within the Suburban 
Center.   
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FIGURE 11 9  
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 CHARACTER  
  

LAND UNIT A  

         Land Unit A consists of approximately 645 696 acres located south of the Innovation Center 
Metrorail station as shown on Figure 12 10. It is bounded on the north by the Dulles Airport Access 
Road and Toll Road (DAAR, Route 267), on the east by Centreville Road, on the south by Frying 
Pan Road, and on the west by Route 28, Washington Dulles International Airport and the Loudoun 
County boundary. The majority of the land unit is located in the Route 28 Highway Transportation 
Improvements and Phase 2 Dulles Rail Transportation Improvements Tax Districts. Figure 12 10 
illustrates the relationship of Land Unit A with the planned Innovation Center Station platform, 
including ¼ and ½ mile distances from the station platform.   

  

Existing development includes a mix of office, multi-family and townhouse residential, hotel 
and retail uses. Institutional uses include several churches and the Lutie Lewis Coates Elementary 
School. There remain areas of vacant land, some of which are located near the Metrorail station and 
over 75 acres located along Frying Pan Road. The Merrybrook Run Stream Valley traverses the land 
unit and is a natural open space and park amenity for the area.  

  
  RECOMMENDATIONS  

  
Consistent with the Concept for Future Development and County Transit Oriented 

Development policies, Land Unit A and Land Unit L encompass the highest planned intensities in 
the Dulles Suburban Center. The land unit recommendations are organized by the land units as 
shown in Figure 12 10. Within each land unit, the Plan provides recommendations for planned use 
and intensity. Land Unit A-1 is the area north of the Merrybrook Run Stream Valley and is makes up 
the southern portion of the Innovation Center Transit Station Area (TSA) while the northern portion 
of the TSA is located in land Unit L, as shown in Figure 13 11. The TSA is, where a mix of uses in 
an urban form is encouraged within walking distance from the station. South of the Merrybrook 
Run Stream Valley (Land Units A-2, A-3, and A-4) is an area generally planned for a mix of uses 
at lower intensity levels. Land Unit A-5 is located north of Frying Pan Road and is planned for a mix 
of uses.  

  
Land Use  

  
  The planned land use pattern in Land Unit A focuses most future growth within walking 
distance of the future Innovation Center Metrorail station which is generally considered to be within 
¼ and ½ mile from the station. Intensities will be highest in areas with the closest proximity to the 
station, tapering down to lower density areas in the rest of the land unit. The land units south of the 
Merrybrook Run Stream Valley, A-2, A-3 and A-4, have been developed with a mix of office, hotel 
and residential uses in accordance with the plan and it is anticipated that these land units will 
maintain their existing character, uses and intensities.  
  
         This land unit is planned for a complementary mix of land uses including office, residential, 
hotel and support retail. Development in this land unit should provide for the incorporation of future 
transit related facilities and pedestrian and vehicular access to transit. The following table compares 
2012 existing land use levels to the planned development potential.  
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FIGURE 12  10 
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FIGURE 13 11 



Staff Report for Plan Amendment 2013-III-DS1 

 
 

 

 

Page 100 of 231 

 

 

 

Figure 14 12: Land Unit A Planned Development Potential  

  

Land Use  2012 Existing Land Use  Comprehensive Plan Development Potential  

Residential  3,971,000 sq.ft. (3,309 units)  11,160,000 sq.ft. (9,300 units)  

Office  4,755,000 sq.ft.  8,380,000 sq.ft.  

Retail  4,000 sq.ft.  465,424 sq.ft.  

Industrial  35,000 sq.ft.  0  

Institutional  150,000 sq.ft.  150,000 sq.ft.  

Hotel  858,000 sq.ft.  1,181,000 sq.ft.  

Total  10,089,000 sq.ft.  21,675,000 sq.ft.  

           
           
         The development potential shown in the table above is based on quantification of the land use 
recommendations. These land use recommendations provide flexibility for a change of uses within 
certain parameters. For example, some areas are encouraged to include more housing when there is a 
corresponding reduction in office use. Additional retail uses are encouraged when they contribute to 
the area’s vibrancy and convenience. Ground floor retail uses result in fewer peak hour trips than 
office uses. Land Unit A is home to several churches. Additional institutional uses or expansions of 
existing facilities could be considered through the Special Exception and Special Permit processes. 
Land Unit A is home to Coates Elementary School. Additional public facilities or expansion of 
Coates would be evaluated based upon guidance from the Public Facilities section. Additional hotel 
uses are encouraged and also result in fewer peak hour trips than office uses. Generally the Plan 
seeks to encourage a vibrant mix of uses that is balanced with the infrastructure.  
  
  In reviewing development proposals, the following land use guidelines should also be 
considered:  

  
•  Parcel Consolidation - Parcel consolidation should be encouraged when it results in a logical 

assemblage of parcels of sufficient size to allow projects to function in a compatible, well- 
designed, efficient manner. Parcel consolidation should not preclude the development of any 
unconsolidated parcels in conformance with the Plan.   

  
•  Coordinated Development Plans - Coordinated development plans may be an alternative to 

parcel consolidation. Coordinated development plans refer to two or more concurrent and 
contiguous development applications that demonstrate coordination of site design, building 
locations, urban design, open space amenities and signage, inter-parcel access where 
appropriate, roadway realignment or improvements, and parking facilities.   

 

•  Compatible Development - All development proposals will need to ensure  that  projects 
function in a compatible, well-designed, efficient manner; are consistent with the land use 
guidance and development potential of the individual subunits; are compatible with the 
development on adjacent properties; reflect coordinated phasing of improvements as needed 
(for example, frontage improvements); are consistent with the overall intent of the land use 
concept to achieve a desired urban form and mix of uses; and do not preclude adjacent parcels 
from developing in conformance with the Plan.  

  

•  Existing Uses and Buildings - New uses and the replacement or expansion of existing 
buildings that achieve the long-term recommendations of the Plan are encouraged. In some 
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instances, existing development may not be consistent with the long-term vision for this area. 
This Plan is not intended to interfere with the continuation of existing land uses or buildings. If 
improvements to the open space or pedestrian systems that are identified in the Plan are 
notfeasible due to an existing building's location on the site, alternative streetscape and other design 
improvements intended to implement the Plan's vision may be considered.  

 

•  Affordable and Workforce Housing - Future development should conform to county policies 
on affordable housing which includes conformance to the Affordable Dwelling Unit Ordinance 
(ADU) and the Policy Plan’s Workforce Housing (WDU) Policy and Guidelines. Proposals 
seeking up to a 1.0 FAR should meet the current policy objective of approximately 12 percent 
of total units as Workforce Dwelling Units (WDU). The exception is proposed intensity higher 
than 1.0 FAR which should provide a greater contribution. Proposals for development between a 
1.00 and a 3.0 FAR should provide at a minimum proportionally 12 percent to 16 percent of 
total units as WDUs as shown in Figure 15 13. The residential use should integrate a variety 
of housing types, consistent with WDU guidelines, such as units for families, senior housing 
and residential studio units. In addition, bonus units or bonus square footage, as provided for in 
the WDU policy, is excluded from the planned intensity.   

 

 

Figure 15 13: Percentage of WDU  

 

 

 

FAR  
 

 

 

 

 

 

 

Non-residential development in the TSA should contribute $3.00 (in 2013 dollars) per non- 
residential square foot unless superseded by Board of Supervisors action on a countywide 
policy. This amount is to be adjusted annually based on the Consumer Price Index and may 
be contributed to a housing trust fund that will be used to create affordable and workforce 
housing opportunities near Metrorail stations. The contribution may be made over a period 
of time to be determined at the time of rezoning but not less than 25 cents per non-residential 
square foot each year. Such developments may provide an equivalent contribution of land or 
affordable units in lieu of a cash contribution. Non-residential contributions could also be 
used to fund affordable housing opportunities in the TSA through a partnership. If non- 
residential floor area is achieved through a bonus for providing WDUs, the bonus floor area 
should not be included when calculating the contribution amount. Ground level retail 
located in office, hotel, and residential buildings should also not be included when 
calculating the contribution amount. In addition, educational as well as other institutional and 
governmental uses should not be included.  

 

 

Land Unit A-1: Innovation Center Transit Station-South  
  
          Land Unit A-1 is the southern portion of the Innovation Center Transit Station Area, is 330 
332 acres and is developed with a mix of office, hotel, residential and support retail uses. This area is 
planned for transit-oriented development (TOD) which focuses growth within walking distance of 
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the Metrorail station. Intensities should be highest in areas with the closest proximity to the station, 
recognizing that relatively new existing development is approved for intensities significantly below 
the plan and may not redevelop in the future. To provide guidance on how intensity should gradually 
decrease with distance, the land unit is divided into three areas as shown on the table below. For 
purposes of tiered planned intensity, the ¼ mile and ½ mile radius is measured from the center of 
the platform where it meets the bridge.  
  
  

Figure 16 14: Land Unit A-1 Tiered Planned Intensity   

Distance From Metrorail Station  Range of Intensity (FAR)  

Tier 1: Within ¼ Mile  2 to 3 FAR  

Tier 2: ¼ to ½ Mile  1 to 2 FAR  

Beyond ½  Mile  0.75 to 1.5 FAR  

 
The mixed-use recommendations that follow seek to establish parameters for future development 
by providing percentages for residential and non-residential uses. These percentages are meant to 
be guides and may need to be adjusted on a case by case basis in order to further other planning 
objectives such as implementing the grid of streets and securing land for parks and public facilities. 
If a property is split between two Tiers, intensity should be based on the proportion of property in 
each area. Furthermore, this balance among uses may not always be achievable, at least on an interim 
basis, due to market demand or other economic factors. In such cases, appropriate commitments 
should insure that interim development does not alter the character of the Transit Station Area and 
that ultimately a mix of uses will be in place consistent with Plan guidance.  
  
  Tier 1: Within a ¼ Mile of Metrorail  
  
         The Tier 1 area is within a ¼  mile of the Metrorail station and is planned for intensity within a 
2.0 to 3.0 FAR range. The area is planned for a balanced mix of residential, office, hotel and retail 
uses. The percentage of office uses can be up to 45 percent of development in Tier 1. Individual 
developments may have flexibility to build more than 45 percent of office if other developments are 
built or rezoned with a use mix that contains proportionally less office. The residential component in 
Tier 1 should be on the order of 50 percent or more of total development. Hotel, ground level retail 
and support service uses add to the vibrancy and enhance the mixed use environment and are 
encouraged in the broader mix of uses. Support retail uses should be located in office, hotel or 
residential buildings and be complementary to other uses with the object of allowing residents and 
employees to minimize daily reliance on the automobile.    
  
  Tier 2: ¼ to ½ Mile of Metrorail  
  
         The Tier 2 area includes property within a ½ mile from the Metrorail station and is planned 
for intensity within 1.0 to 2.0 FAR. The area is planned predominantly for residential uses with a 
mix of other uses including office, hotel and supporting retail. In Tier 2, the residential component 
should be on the order of 50 percent or more of total development. The percentage of office uses 
can be up to 40 percent of development in Tier 2. Individual developments may have flexibility to 
build more than the stated percentages if other developments are built or rezoned with a use mix that 
maintains these proportions for the entire Tier 2 Area. Hotel, ground level retail and support service 
uses add to the vibrancy and enhance the mixed use environment and are encouraged in the broader 
mix of uses. Support retail uses should to be located in office, hotel or residential buildings and be 
complementary to other uses with the object of allowing residents and employees to minimize daily 
reliance on the automobile.   
  
  
          Tier 3: Beyond ½ Mile   
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          Tier 3 includes the area north of the Merrybrook Run Stream Valley that is beyond a ½ mile 
radius from the Metrorail station. The area is planned for an intensity within .75 to 1.5 FAR range 
for residential uses with a mix of other uses including office, hotel and supporting retail. In Tier 3, 
the residential component should be on the order of 45 percent or more of total development. The 
percentage of office uses can be up to 50 percent of development within Tier 3. Individual 
developments may have flexibility to build more than the stated percentages if other developments 
are built or rezoned with a use mix that maintains these proportions for the Tier 3 Area. Hotel, 
ground level retail and support service uses add to the vibrancy and enhance the mixed use 
environment and are encouraged in the broader mix of uses. Support retail uses should be located in 
office, hotel or residential buildings and be complementary to other uses with the object of allowing 
residents and employees to minimize daily reliance on the automobile.  

  
Land Unit A-2  
  
         Land Unit A-2 is approximately 1104 acres and is planned for and developed with a mix of 
land uses including office, hotel, support retail and residential uses at an intensity of .50 to 1.0 FAR. 
Other uses include a church, the Mount Pleasant Baptist Churchchurches and Norton Family 
cemeteries and park uses such as a baseball diamond and stream valley park land. This area is 
planned to maintain the existing character, uses and intensities and provide an appropriate transition 
to the adjacent existing and planned residential communities.  
  
Land Unit A-3  
  
         Land Unit A-3 is approximately 658 acres and is developed with townhouses and multifamily 
residential. Other uses include Lutie Lewis Coates Elementary School and a church. The northern 
part of the sub-unit consists of the Merrybrook Run Stream Valley. This land unit is planned for 
residential uses at a density of 8-12 du/ac and is planned to maintain the existing character, uses and 
intensities. Opportunities to provide multi-purpose trails to the north should be sought to improve 
accessibility to the Metrorail station.   
  
         As an option, almost 5 acres (parcels 16-3((1)) 6A, 6B and 36) located at the intersection of 
Centreville Road and Coppermine Road may be appropriate for a mix of uses at .50 to 1.0 FAR 
including a combination of office or hotel and retail uses to include eating establishments, financial 
institutions and other service uses, excluding automobile intensive uses and drive through uses 
except as may be associated with financial institutions.  
  
Land Unit A-4  
  
         Land Unit A-4 is approximately 85 92 acres and is developed with garden apartments west of 
River Birch Road, townhouses and two churches to the east of River Birch Road. This land unit is 
planned for residential uses at a density of 12-16 du/ac. This area is planned to maintain the existing 
character, uses and intensities and provide an appropriate transition to the adjacent existing and 
planned residential communities.   
  
Land Unit A-5  
  

The approximately 80 90 acres of vacant land (Parcels 15-4((1))25, 26A, 26B and 24-2((1))5) 
which are located northeast and northwest of the intersection of Sunrise Valley Drive and Frying Pan 
Road, are planned for mixed use, which may include residential, office, hotel, and community 
serving retail, at .50 to 1.0 FAR. The residential component should be on the order of 55 percent or 
more of total development. The percentage of office uses should be up to 40 percent of development. 
Individual developments may have flexibility to build more than the stated percentages if other 
developments are built or rezoned with a use mix that maintains these proportions for Land Unit A- 
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5. Hotel, support retail and services uses are encouraged in the broader mix of uses. A maximum of 
300,000 square feet of retail use may be appropriate. However, no more than 150,000 square feet of 
retail use should be located in either quadrant. The retail use should be an integrated component of a 
mixed use development. In addition, mixed use proposals should include commitments to provide 
land and/or facilities that are sufficient for local-serving park facilities to support a variety of park 
experiences consistent with the Urban Parks Framework. Building heights and mass should be 
carefully designed to be compatible with the adjacent single-family residential neighborhoods. The 
extension of River Birch Road is a critical connection in this subunit. The road may be designed and 
configured differently from that shown on the Conceptual Street Network in Figure 17 15. Local 
road connections or inter-parcel access from this subunit to the surrounding road network or parcels 
should occur. This is illustrated by the local road connection, which can be configured differently, 
shown in Figure 17 15 for subunit A5.  
 
  Transportation  
  
         The vision for Land Unit A promotes a mix of land uses served by a multi-modal transportation 
system. Various planned transportation improvements will facilitate this vision, while 
accommodating current and future travel needs within and around the transit station. The 
improvements should balance future land uses with supporting transportation infrastructure and 
services, address the long term needs of the area, include a road network that can accommodate all 
modes of transportation, and provide infrastructure and facilities that will support intermodal 
connectivity along the network.    
    
         The following recommendations are intended to help improve circulation within, around, and 
through this area. While the transportation recommendations support the development near the 
transit station, these recommendations also will facilitate regional travel through the area. The 
transportation recommendations are divided into eight sections: Land Use/Transportation Balance, 
Monitoring System, Public Transportation, Road Network and Circulation, Bicycle Facilities, 
Transportation Demand Management, Parking Management, and Funding of Transportation 
Improvements and Services.    
  
Land Use/Transportation Balance  
  

Maintaining a balance between the land uses in Land Unit A and the transportation system is 
essential in order to preserve an acceptable level of accessibility in and around this area as 
development occurs over time. To maintain a balance, the increase in development should 
coordinate the provision of transportation infrastructure with programs to reduce vehicle trips.  
    

Within the area, preference should be given to the maintenance of a high level of service for all 
modes including transit, vehicles, pedestrians and bicyclists. To achieve this, consideration should be 
given to safety and security, direct pathways, topography, and the achievement of a balance between 
traffic delay and a pedestrian friendly environment. Impact studies should quantify the Level-of- 
Service (LOS) for all applicable modes by applying up-to-date standard techniques. It is the intent to 
maximize the use of non-vehicular modes of transportation in Land Unit A in the future.   
  
Monitoring System   
  

Maintaining a balance between land use and transportation is dependent on a number of 
factors. The transportation infrastructure, modal split levels, and vehicle trip reduction levels needed 
to maintain this balance have been analyzed extensively based on known conditions at the time of 
developing this Plan guidance. However, these conditions might change in the future which could 
result in changes in the number, frequency or direction of vehicle trips. For this reason, it is 
considered essential to monitor built and approved development and vehicle trips in the area over 
time and determine if the balance of development over time, vehicle trips and delay and the 
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provision of transportation infrastructure have been maintained. This review should occur at least 
every five years or based on changes in circumstances and should be the primary responsibility of 
the county with survey input and assistance from landowners and tenants where available.  
  
Public Transportation   
  

Metrorail - The introduction of Metrorail service along the Dulles Airport Access Road and 
Toll Road is an integral factor to providing increased mobility and reducing vehicle dependency for 
employees and residents in this area. Focusing the densest development around the Innovation 
Center Metrorail station is vital to promote the use of public transportation and achieving the vision 
for Land Unit A.     
  

Local Bus Service - There is existing Fairfax Connector bus service that serves both local riders 
and people commuting through Land Unit A. These routes will be modified to provide convenient 
and reliable feeder service to the surrounding area from the Innovation Center Station.     
  
Road Network and Circulation   
  

The road network and circulation recommendations provide additional transportation guidance 
and recommendations for development within Land Unit A. For new streets not built to their full 
cross-section, right-of-way should be provided for the ultimate cross-section including pedestrian 
and bicycle facilities as identified in the Plan. The streets should provide a level of connectivity and 
accommodate all modes of transportation to the fullest extent possible. Road planning should 
balance the efficiency of through movements with the need for reasonable access to existing and 
planned uses. Existing property access points should be retained to the greatest extent possible.  
  

In the planning and design of transportation projects, it will be necessary to balance the 
competing needs of many stakeholders starting in the earliest stages of project development. The 
design of a facility should be safe and function for all users regardless of the mode of travel they 
choose. Flexibility in design may be considered to achieve plan objectives.  
  
Network Level of Service  
  

An overall LOS E is the goal for the intersections within the street network in the Innovation 
Center TSA. In instances where a LOS E standard cannot be attained or maintained with planned 
development, remedies should be proposed to offset impacts (using approaches described below) 
with the purpose of improving mobility for all users within the TSA.   
  

As a first approach, the network should be evaluated to determine if increased operational 
efficiency is possible to achieve without decreasing pedestrian walkability and safety. The widening 
of roads by adding exclusive turn lanes and/or through lanes will not be desirable in, some cases, 
since it will increase street widths at intersections and therefore work against creating an attractive 
environment for pedestrians. In lieu of additional lanes, it is preferable to add links to the street grid 
where applicable and possible to promote the build out of the grid of streets and to create additional 
diversionary paths for vehicles; doing so is intended to decrease the traffic at problem locations in 
the vicinity of a proposed development. If this approach does not attain the recommended LOS, or is 
not feasible, other approaches should be considered, such as:  

  
•  Decrease future site-generated traffic by changing the mix of land use within the parameters 

of the applicable land use guidelines (e.g., replacing a higher peak hour trip generating land 
use with a lower one).  

  
•  Increase transit use through the provision of additional and improved services.  
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•  Optimize the application of TDM measures which might include greater transit use, 
walking, and bicycling.  

  
•  Condition development on the completion of offsetting improvements.  
  
•  Consider financial contributions of significant value dedicated to addressing deficiencies in the 

TSA as on offsetting improvement. These should not be used as a credit against other 
contributions toward off-site transportation improvements.   

 
  
Road Transportation Improvements  
  

The following list of roadway network improvements are recommended to achieve the vision 
for Land Unit A and enhance connectivity through the area by creating multiple and enhanced 
connections.   

   
•  River Birch Road extension to Frying Pan Road  
  
•  Additional Centreville Road crossing at McNair Farms Drive  
  
•  New bridge over Dulles Toll Road to Loudoun County  
  
•  A grid of streets in the Transit Station Area   
  
•  Widen or improve Coppermine Road (4 lanes, Sunrise Valley Drive to Centreville Rd)  
  
•  Widen or improve Frying Pan Road (6 lanes)  
  
•  Widen or improve Sunrise Valley Drive (4 lanes, Centreville Road to  Innovation  Center 

Station)  
  
•  Widen or improve Centreville Road (6 lanes, Sunrise Valley Drive to Town of Herndon) 

and maintain and improve pedestrian and bike crossing in proximity to or along Centerville 
Road.  

 

A fundamental purpose of this conceptual grid of streets is to provide alternative paths for 
vehicles, pedestrians, and bicyclists and, therefore, reduce congestion and increase connectivity in 
this area. A conceptual illustration of the enhanced street network is shown on Figure 17 15. In 
planning the grid of streets, consideration should be given to avoiding intersections with acute or 
awkward angles; minimizing exclusive turn lanes; and designing block sizes generally within a 400 
foot to 600 foot range. Any block longer than 600 feet should contain a mid-block pedestrian 
connection where possible.   

  
In addition to the list of road transportation improvements above, other intersection 

improvements may be required within the land unit in order to ensure acceptable traffic operations. 
Each roadway improvement should be independently evaluated not only for its transportation utility 
from a cost-benefit perspective, but also for its environmental implications such as effects on storm 
water management, water quality, noise or parks and its integration into the area’s urban context.  
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FIGURE 17 15  
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  Street Types - Street types respond to the need to accommodate transit, pedestrians, bicycles, and 
vehicles. Street types in Land Unit A have been identified, with a conceptual overview from curb to curb by 
each type’s functionality. The cross-section for each street type contains flexibility to be able to respond to 
particular needs in different locations. Streetscape diagrams are located in the Urban Design section.    
     

The design guidelines for street types should be followed in the instance of providing new 
private or public roadway connections or when proposing improvements to the existing roadway 
network. Minor arterials primarily function as through traffic carriers. The collector streets collect 
traffic from the local streets and route them to principle and minor arterials, while the local streets 
allow internal circulation and connectivity within the area.    
  

The existing and planned roadways in Land Unit A are categorized as follows according to the 
Fairfax County Guidelines for Functional Classification of Roadways. The Urban Design section 
includes the streetscape recommendations.    
  

1.  Arterials on the Periphery –Some arterials are through corridors and occur on the periphery 
of Land Unit A. These are Centreville Road and Frying Pan Road which provide for through 
traffic and are planned to be improved according to the Transportation Plan Map and the 
Countywide Bicycle Master Plan. Improvements should incorporate appropriate pedestrian 
facilities and streetscape including improved pedestrian crossings across Centreville and 
Frying Pan Roads and across the Dulles Toll Road.   
  

2.  Minor Arterials– Type B –These types of roadways carry shorter-distance through traffic, 
and carry less traffic volume than roads with higher classification. Some roads may carry 
higher vehicular traffic in the land unit that is more typical of a minor arterial.    
  
Curb to Curb Area:   
- Median width of approximately 8 to 22 feet if necessary to allow for safe pedestrian 

refuge. (May be wider for areas with frequent and/or heavy pedestrian crossings.)   
- 2-3 travel lanes per direction (11 feet for each lane)  
- 5-6 feet for on-road bike lane per direction, as shown on bicycle facilities map  

o If an on-road bike lane is not provided, then 1 extra wide travel lane per direction 
may be desirable, adjacent to the curb, to accommodate bikes (14 feet wide). The lane 
should be marked or signs posted indicating that bicyclists may use the outside lane.  

- 8 feet for on-street parallel parking if found desirable  
- A target posted speed of 30-35 miles per hour is desirable.  

3.  Collector Streets – Sayward Boulevard is an example of a collector in Land Unit A that 
routes traffic to major and minor arterials from the local streets.    
  
Curb to Curb Area:   
- A median is not preferred; however, if provided, the width should be approximately 8 

to 22 feet   
- 1 to 2 travel lanes per direction (11 feet for each lane)  
- 5-6 feet for on-road bike lane per direction, as shown on bicycle facilities map  

o If an on-road bike lane is not provided, then 1 extra wide travel lane per direction 
may be desirable, adjacent to the curb, to accommodate bikes (14 feet wide). The 
lane should be marked or signs posted indicating that bicyclists may use the outside 
lane.  

- 8 feet for on-street parallel parking per direction  
-  A target posted speed of 30-35 miles per hour is desirable, with the lower end of the 

target speed for collectors where high pedestrian and bicycle traffic is expected to occur. 
In some cases 25 miles per hour may be desirable.  
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4.  Local Streets– Local streets in this area include the internal circulation roads and the new 

planned streets which connect the land uses to collector roads and allow internal circulation.   
   
Curb to Curb Area:   
- Medians are not desirable and should only be required when they are part of the urban 

design concept and the landscape or open space plan   
- 1-2 travel lanes per direction (10-11 feet for each lane)  

o The outside lane is a shared travel lane between bicyclists and vehicles. Local streets 
are low speed facilities that normally may not require bike lanes.  

- 7-8 feet for on-street parking per direction when provided (7 feet for residential areas; 
8 feet for mixed-used commercial areas)  

- A target posted speed of 25 miles per hour is desirable.  
  

The above guidance is for roads associated with redevelopment or new development. 
Flexibility should be provided for roads that transition to existing roads. In addition, if new roads 
cross environmentally sensitive land there should be flexibility in road design.  

  
Bicycle Facilities  
  

Bicycle and pedestrian facilities should be provided on roads consistent with Figure 18 16. 
Bicycle facilities are described in the text located in the Street Types guidelines under the Road 
Transportation Improvements section above. In an effort to encourage bicycling in Land Unit A, 
safe, secure, and convenient bicycle parking should be provided. The number of bicycle parking 
spaces should be determined based on the planned land uses.  
  
Transportation Demand Management  
  

Transportation Demand Management (TDM) refers to a variety of strategies aimed at reducing 
the demand on the transportation system, particularly at reducing single occupant vehicles during 
peak periods, and expanding the choices available to residents, employees, and visitors. Examples 
can be found in the county’s Policy Plan. The result is a more efficient use of the existing 
transportation system. TDM is a critical component in achieving the Plan’s goal of land use and 
transportation balance.    
    

The objective of a successful TDM Program for Land Unit A will be to reduce the number of 
single occupant vehicle trips and promote the use of alternative modes of transportation or other 
programs to reduce the impact on the transportation network. These reductions are based on Institute 
Transportation Engineers’ (ITE) trip generation rates and fall within the ranges shown in Figure 19 
17, the TDM Trip Reduction Goals. In the TSA, recommendations are for reductions of at least 35 
percent within one-quarter mile of the Innovation Center Station and at least 30 percent for the area 
between one-quarter and one-half mile from the station. TDM goals lower than those shown in 
Figure 19 17 may be considered, on an interim basis, prior to the opening of the Innovation Center 
Metrorail Station.  
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FIGURE 18 16 
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Figure 19 17: TDM Vehicle Trip Reduction Goals for Office and Residential Development  
  

Development  
TDM Vehicle Trip Reduction Goals  

0-1/4 Mile   ¼ to ½ Mile  Beyond ½ 

Mile   

Office  45%-35%  40%-30%  35%-25%  

Residential  45%-35%  40%-30%  25%-15%  

     Note: The percent reduction is from the latest ITE peak hour trip generation rates  
 

A large component of TDM will be the implementation of formal TDM programs by the 
various stakeholders within Land Unit A. Property owners wishing to develop under the plan, 
through the rezoning process, should consider joining a local Transportation Management 
Association (TMA) prior to establishing a TDM program. At a minimum, development proposals 
should include the following elements associated with their TDM program in addition to the 
minimum goals stated above:   

  
1.  Indication of the trip reduction goals to be achieved at each phase of development and the 

measures to be used in the program.  
    

2.  TDM implementation plans with monitoring provisions.   
  

3.  Provision of remedies if a TDM fails to achieve its objective within a reasonable period of 
time.   
  

Parking Management   
   

To facilitate the achievement of TDM goals and encourage transit use, shared parking for uses 
which have different peak demand periods, instituting paid parking, or other parking reduction 
strategies are encouraged. Additionally, shared parking between similar uses with both existing and 
new buildings should be explored, especially if the existing use is over parked. These parking 
strategies can serve to reduce vehicle trips and increase the cost-effectiveness of the provision of 
parking. For development within a half mile of the Metrorail station, a parking plan should be 
submitted along with a development application that demonstrates that the amount of parking that is 
provided is sized to support the development. Provisions for parking reductions and other incentives 
to lower parking should be utilized if it is supported by the parking plan. The use of higher parking 
rates in the first phases of a development followed by lower parking rates in subsequent phases can 
be considered. Parking agreements with neighboring sites can be considered on an interim basis. 
Residential uses should take into account the number of bedrooms per unit when establishing the 
amount of parking to supply. All non-residential uses should reduce their parking supply below the 
countywide minimum.  
  

For office space, a maximum parking rate should be:   
  
•   2.1 spaces per 1,000 square feet within one quarter mile of a Metrorail station   
•   2.4 spaces per 1,000 square feet between one quarter and one half mile of a Metrorail station.  

  
In instances where a higher office parking rate exists or is desired, a parking study or other 

appropriate justification can be submitted in order to consider a different rate for office use   
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Funding of Transportation Improvements and Services   
  

Funding these transportation improvements through federal, state and county sources should be 
pursued; however, some combination of public and private sector funding will be necessary to cover 
the costs associated with these improvements and to expedite implementation. Additionally, these 
improvements may be implemented in stages by the private sector as development occurs. Further 
detailed examination of these funding options for each improvement identified and those that have 
not been identified is needed before a preferred funding approach is selected.  
  
Environmental Stewardship  
  

Promoting environmental stewardship in Land Unit A includes innovative stormwater 
management, the provision of green buildings and addressing noise sensitive uses. These practices 
will ensure that this area develops as a sustainable community, creating a healthy and 
environmentally responsible place.  
  
Stormwater Management  
  

Future development offers considerable opportunities to improve upon past stormwater 
management practices in furtherance of efforts to protect and restore local streams and to reduce 
pollutant loads entering the Potomac River and Chesapeake Bay. Low impact development (LID) 
techniques of stormwater management can serve to reduce runoff volumes entering local streams and 
can more easily be incorporated within densely developed areas than more traditional detention and 
retention ponds. These LID practices can include, but are not limited to, bioretention or biofiltration 
facilities (commonly known as rain gardens), vegetated swales, porous pavement, vegetated roofs, 
tree box filters and the collection and reuse of stormwater runoff.  
  

Environmentally-friendly stormwater design should be an integral design principle that will be 
part of the conceptual stage of site development for all future development, recognizing that 
stormwater management measures may be phased with development. The stormwater design should 
first seek to minimize the effect of impervious cover, followed by the application of stormwater 
reuse, retention, detention, extended filtration and, where soils and infrastructure allow, infiltration 
to improve downstream waters. The incorporation of stormwater management strategies in parks and 
other open space areas within Land Unit A may support this approach while providing recreational 
amenities and there may be opportunities to incorporate LID practices within other open space areas.   
  

Coordination of stormwater management controls among multiple development sites may also 
be effective in achieving stormwater management goals in an efficient manner. Stormwater 
management and water quality controls should be optimized for all future development projects 
consistent with the scale of such projects.  
  

Any development proposals in the area should be reviewed on a case-by-case basis for the 
appropriate optimization of stormwater management and water quality controls allowing for 
flexibility in specific approaches taken to achieve these guidelines.    
  
 •   Stormwater quantity and quality control measures should be provided with the goal of  

reducing the total runoff volume or significantly delaying its entry into the stream system. In 
furtherance of stream protection and/or restoration through replication of natural hydraulic 
conditions, the emphasis should be on LID techniques that evapotranspire water, filter water 
through vegetation and/or soil, return water into the ground or reuse it.   

  
•   LID techniques of stormwater management should also be incorporated into  new  and 

redesigned streets where allowed and practicable.  In addition, at a minimum, the following 
guidelines should be followed for any application for  which a floor area ratio (FAR) of 1.0 
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or more is proposed:   
 

  
1.  For sites that have greater than 50 percent impervious cover in the existing condition, the 

total volume of runoff released from the site in the post-developed condition for the 2-year, 
24-hour storm should be at least 25 percent less than the total volume of runoff released in 
the existing condition for the same storm. Furthermore, the peak runoff rate for the 2-year, 
24-hour storm in the post-developed condition should be at least 25 percent less than the 
existing condition peak runoff rate for the same storm.  

  
2.  For sites that have 50 percent or less impervious cover in the existing condition, the total 

volume of runoff released as well as the peak release rate for the 1- and 2-year, 24-hour 
storm in the post-developed condition should be equal to or less than the total runoff 
volume and peak release rate in the existing condition for the same storm.  

  
3.  In addition to item 1 or 2 above, stormwater runoff associated with the development 

should be controlled such that either: (a) the total phosphorus load for the property is no 
greater than what would be required for new development pursuant to Virginia’s 
Stormwater Regulations/the county’s Stormwater Management Ordinance; or (b) an 
equivalent level of water quality control is provided.  

As an alternative to items 1, 2 and 3 above, stormwater management measures may be 
provided that are sufficient to attain the Rainwater Management credit of the most current version of 
LEED-NC or LEED-CS rating system (or equivalent of this/these credit(s)).  

As an alternative to the minimum guidelines above, stormwater management measures and/or 
downstream improvements may be pursued to optimize site-specific stormwater management and 
stream protection/restoration needs, consistent with the adopted watershed management plan(s) that 
is/are applicable to the site. Such efforts should be designed to protect downstream receiving waters 
by reducing stormwater runoff volumes and peak flows from existing and proposed impervious 
surfaces to the maximum extent practicable, consistent with watershed plan goals.    
  
Green Building  
  

The Policy Plan’s Environment section provides guidance for green building practices and 
standards applicable to Suburban Centers and Transit Station Areas. Future development throughout 
Land Unit A should follow this guidance, with the exception of non-residential development within 
the Innovation Center TSA which should go beyond this guidance by achieving, at a minimum, 
LEED Silver certification or the equivalent. Achievement of higher levels of LEED certification, 
both within and outside of the TSA is also encouraged. A broad range of practices can be pursued in 
support of or in addition to green building certification. These include, but are not limited to: the 
provision of green roofs (also referred to as vegetated roofs), the incorporation of solar orientation 
and landscaping strategies for energy conservation, on-site renewable energy production, the use of 
low energy lighting fixtures, the use of recycled materials during construction, and the reuse of grey 
water where allowed. The application of these practices should be encouraged.  
  
Noise   
  

Proposed residential uses, outdoor activity areas and other noise sensitive uses may be affected 
by proximity to the Dulles Toll Road and Metrorail. In addition, a small portion of the Land Unit 
near Route 28 is located within an area where projected aircraft noise exposures exceed DNL 60 
dBA with projected aircraft noise impacts above DNL 60and where current and/or projected future 
highway noise levels exceed DNL 75 dBA (a day-night weighted average noise level). or where 
projected aircraft noise exposures exceed DNL 60 dBA.   
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Broader planning goals for the Innovation Center TSA may suggest that sites near the Dulles 
Toll Road and Metrorail would be appropriate for residential development and/or other noise-
sensitive uses, even where projected noise impacts may exceed DNL 75 dBA. However, design 
approaches may be available that would shield noise-sensitive areas from these impacts. Efforts 
should be taken to design noise-sensitive uses to minimize, if not avoid, the exposure of facades of 
noise-sensitive interior spaces to noise levels above DNL 75 dBA.   
  

Where residential or other noise sensitive uses are proposed near rail and major highways, such 
proposals should only be considered with the provision of a noise study during the review of the 
development, appropriate commitments to noise mitigation measures and potentially commitments 
to the provision of disclosure statements and may necessitate a post-development noise study if 
feasible. The noise study during development review should clearly define the noise levels impacting 
the proposed uses as a measure of dBA DNL. The noise study should include noise contours and/or 
noise impacts at each façade of each affected building with current noise levels and future noise 
levels based on a minimum 20-year traffic volume projection for the roadway and other 
transportation noise sources. In addition, the noise study should identify differing noise levels that 
may affect building facades at different elevations.   
  

For those studies that indicate noise levels in excess of DNL 65 dBA on proposed noise 
sensitive uses, appropriate mitigation measures should be provided with the goal of achieving DNL 
45 dBA for interior space and DNL 65 dBA for outdoor recreation areas. Attenuation may include 
siting and orientation of the noise sensitive use, as well as the use of appropriate building materials 
and noise barriers.   
  

In areas where projected noise impacts at affected building facades will exceed DNL 75 dBA, 
and for dwelling units where outdoor spaces including balconies will be projected to be exposed to 
noise levels that exceed DNL 65 dBA, disclosure statements should be provided to potentially 
affected residents and users within the impacted uses or units, which clearly identify the mitigated 
and unmitigated noise levels for interior space and the noise levels for any affected balconies in 
addition to noise mitigation for interior space and outdoor recreational areas. Post-development 
noise studies should be conducted in order to help staff evaluate the effectiveness of noise mitigation 
measures.  
  
Urban Parks and Recreation  
  

Growth and development increase the need for parks, recreation and open space that are 
essential amenities in Land Unit A and the Innovation Center TSA and are currently deficient. 
Parks provide visual breaks in the urban landscape and places for people to enjoy the outdoors, 
recreation and leisure pursuits. Public open space is especially important for residents of higher 
density housing who may lack access to private yards or recreation facilities. A diverse park system 
contributes economic, social and health benefits by providing a high quality of life for residents.    
  

New parks should be planned and integrated in Land Unit A that range from places that support 
and foster social interaction to those that support individual sports and recreation activities. While 
many developments will include urban parks as amenities, contributions of recreational facilities will 
also be needed to ensure a park system that serves a wide range of needs. The provision of athletic 
facilities is especially important and challenging. Creative approaches to providing for sports needs 
will be necessary, including use of technology and scheduling to increase facility capacities and 
integrating facilities within development areas, on rooftops, over stormwater detention facilities, in 
utility corridors and other alternative locations.   
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Urban Park Service Level Standards and Typology    
  

The Urban Parks Framework is in the Parks and Recreation section of the Policy Plan as 
Appendix 2. It was established to guide the creation of park systems in Fairfax County’s urbanizing 
and redevelopment areas and is to be used to guide park development. This framework provides 
service level standards, design guidelines and a typology of urban park types to guide the creation of 
urban park systems in Fairfax County.    
  

Ideally, urban areas contain a complement of urban park types in order to serve local leisure 
needs; support environmental and sustainability goals; and contribute to the area’s sense of culture, 
liveliness, and identity. Urban park design elements may be combined in various ways to create a 
range of urban park types. While park types may be adjusted to fit an area’s specific needs and 
concept, five distinct types of urban parks include pocket parks, common greens, civic plazas, 
recreation-focused urban parks and linear parks as described in the Urban Parks Framework. The 
urban park typology strives to provide a comprehensive range of amenities and uses, such as 
pedestrian-oriented by-ways, large open spaces for civic gatherings, and other recreation-oriented 
opportunities for organized sports and informal play.  
  

Park service level standards guide the provision of parkland and facilities relative to specific 
county needs and land use context. For urban areas, the parkland service level standard is based on 
population and employees. In urban areas, park size is typically less than five acres and often under 
½ acre. Service area is generally within a 5-10 minute walking distance (or ¼ - ½ mile) from nearby 
offices, retail and residences. New developments should provide 1.5 acres of urban park space per 
1,000 residents and 1.0 acre of urban park space per 10,000 employees that is well integrated into the 
development and distinguished from site and public realm landscaping and streetscape features. A 
range of recreation facilities and park amenities should be incorporated into the urban park spaces to 
serve the recreation and leisure needs of nearby residents, workers and visitors.   
  
Urban Park Implementation    
    

Creation of an urban park network is essential, to successful redevelopment efforts and the 
vision for Land Unit A and the Innovation Center TSA. As a result of ownership patterns, urban park 
development will likely occur in a piecemeal pattern over time. Therefore, coordination and 
collaboration among landowners to create a connected system of needed park spaces is desirable. A 
comprehensive system of urban parks, if properly implemented, can contribute to a sense of place 
and help distinguish the area as a quality place to live, work, shop and visit. The Urban Parks 
Framework should be used to guide the design and location of the urban open space system. To 
accommodate the shift in development patterns, lifestyles and urban design, urban parkland should 
be provided in accordance with the urban park typology, framework and urban park land service 
level standards. Recreation facilities should be provided in accordance with adopted countywide 
facility service level standards to address recreation needs to the extent feasible.   
  

It is important to pursue creative solutions to providing open space and recreation facilities in 
Land Unit A. Parkland can be publicly owned, privately owned, or provided through public-private 
partnerships. Creative urban park initiatives may include the use of building rooftops for park 
facilities; unique programming areas; recreation facilities and dedicated program space provided 
within commercial buildings, redevelopment at nearby parks, and forging new park-provider 
partnerships. With any of these creative approaches, visual and physical accessibility to the public is 
essential.  
  
Public Facilities  
  

Some existing public facilities located in and around Land Unit A may have adequate capacity 
to accommodate planned growth; however, certain facilities will need expansions or modifications to 
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continue providing adequate service. These facilities should be located within reasonable proximity 
of the land unit, in accordance with county policy. Providing adequate public facilities in some cases 
will require innovative urban solutions such as locating public facilities within buildings serving 
other uses. The provision of future facilities will need to be coordinated with the rate that planned 
development occurs.    
  
Schools  
  

Land Unit A is currently served by four public schools. These include Lutie Lewis Coates and 
McNair Farms Elementary Schools, Rachel Carson Middle School and Westfield High School. 
Coates Elementary is located within the Land Unit A.  
  

Under the envisioned growth for the Innovation Center Transit Station Area, there will be a 
need for at least one new elementary school site to serve the area.   
  

In addition, the Innovation Center Station Area and Reston/Herndon areas have student 
enrollments that are projected to significantly exceed the available capacity at the elementary, 
middle and high school levels. New elementary, middle and high school facilities, as well as 
capacity enhancements at existing facilities, will be required to accommodate the anticipated 
enrollment in these two areas. A high school located in or in the vicinity of Land Unit A would be 
well located to relieve overcrowding in existing schools as well as serve planned future growth in 
Land Unit A and the surrounding areas.  
  

During the development review process, developers should provide for additional capacity to 
mitigate the impacts of new development. These contributions could be more traditional in nature, 
such as dedication of a school site, or might include more innovative urban solutions such as 
locating schools facilities with parks or within buildings serving other uses. Additionally, facilities 
such as vocational training, academy programs and/or adult learning centers that are currently 
provided at existing schools could be located in this area.  
   
Telecommunications  
  

It is anticipated that telecommunications services will be able to accommodate the planned 
growth in Land Unit A through continuous improvements in technology, funded by user fees. New 
buildings should be designed to accommodate telecommunications antennas and equipment cabinets 
on rooftops. Such design should be compatible with the building’s architecture and should conceal 
antennas and equipment from surrounding properties and roadways by flush mounting, screening 
antennas, and/or concealing related equipment behind screen walls or building features.  
  
  
URBAN DESIGN  

   
Urban design is the discipline that guides the appearance, arrangement and functional elements of 

the physical environment, with particular emphasis on public spaces. An urban environment is 
comprised of many elements including; streets, blocks, open spaces, pedestrian areas and buildings. 
The following recommendations provide guidance for each of these elements, with a particular 
emphasis on creating a high-quality urban environment that is walkable and pedestrian-friendly. The 
goal of these recommendations is to support the transition of portions of Land Unit A from an auto- 
oriented suburban place into a cohesive, functional, pedestrian-oriented and memorable urban 
destination. The primary areas likely to transition are within roughly half a mile of the Innovation 
Center Metro station. The other areas are generally envisioned to largely remain the same, with the 
exception of the vacant land, which is envisioned to develop.       
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Urban Design Recommendations  
  

The urban design recommendations provide direction for creating urban places within the area. 
These are organized into two sections, the Pedestrian Realm Recommendations and the Building and 
Site Design Recommendations.  
  
 
 
Pedestrian Realm Recommendations  
  

The pedestrian realm consists of publicly accessible places where people circulate on foot.  
Sidewalks connect pedestrians to their homes, places of employment, retail establishments, restaurants, 
parks, plazas, trails, and other public places. The pedestrian realm is the most visible space within the 
urban environment. It should be continuous but can vary in its character depending upon adjacent uses 
and the scale of the street. The design of the pedestrian realm should be integrated with and 
complimentary to adjacent land uses. The following recommendations address the Street Grid and Block 
Pattern as well as Streetscape Design.   
  
Street Grid and Block Pattern  
  

The street grid will be the primary organizing element of the area. In contrast to the existing 
pattern of large, suburban blocks, planned development should create smaller blocks through an 
interconnected system of streets. This street system will be more walkable, provide travel choices for 
pedestrians and motorists, and have breaks in building massing to help create a built environment 
that is appropriately scaled for pedestrian activity. See the Transportation section for more 
information on the planned street grid.  
  
Streetscape Design  
  

Attractive streetscapes include a well-designed road edge that contributes to area identity and 
provides a safe, high-quality pedestrian experience. The streetscape design should vary by the type 
of street and the adjacent land use, and should create a unifying theme along each of the roads to 
visually and physically link the various developments within the area. Elements of streetscapes 
include sidewalks, street furniture, streetlights, trees and other plantings, paving, crosswalks, bus 
shelters, bicycle racks, public art, and seating areas. The purpose of these elements is to enhance the 
quality of the pedestrian environment.   
  
         Below are general recommendations for all streetscapes, which are followed by design 
recommendations for each streetscape type (Through Corridors, Avenues, Collectors, and Local 
Streets). See the Transportation section for information on street types associated with each 
streetscape type.  
  
Definition of Streetscape Zones: The streetscape is composed of three zones (see illustrated 
streetscape cross-sections). The landscape amenity panel is located next to the curb and includes 
trees, lighting, bus stops, bicycle racks, parking meters, traffic signs, refuge strips, and other urban 
living infrastructure. The sidewalk is reserved for pedestrian movement and should not contain any 
street furniture. The building zone is located between the sidewalk and the building facade. The 
character of the building zone is determined by the adjacent land use.  
  
Underground Utilities and Stormwater Infrastructure: Utilities and stormwater infrastructure 
should be placed underground and should be coordinated with future roadway improvements and 
sidewalks to foster a pedestrian-friendly environment. Such infrastructure should be located under 
sidewalks, parking lanes, or the building zone; it should not be located under street trees.   
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Street Lighting: Street lighting should maintain the overall character and quality of the area, 
provide adequate lighting levels that ensure public safety without creating glare or light spillage, and 
conform to LEED light pollution requirements and county ordinances.   
  
Streetscape Maintenance: Streetscape improvements may be provided on a combination of 
publicly owned right-of-way and private property. When the public right-of-way is utilized to 
provide streetscape improvements, commitments should be made by the property owner to maintain 
the entire streetscape area. In addition, when the streetscape is not entirely within the right-of-way, 
additional right-of-way or a public access easement may need to be provided for the portion of the 
streetscape located on private property.  
  
Pedestrian Crossings: At pedestrian crossings, special pavement or striping should be designed 
to create a well-delineated, ADA accessible and safe area for pedestrians to cross the street.   
  
Median Landscape Strip: New streets in Land Unit A are not expected to include medians except 
where they would facilitate pedestrian crossings. Where medians are provided, they should be 
planted with attractive landscaping. Safety and sight distance should be taken into consideration.    
  
On-Street Parking: Streetscapes with on-street parallel parking should have a small paved area 
adjacent to the curb known as a refuge strip. The refuge strip will allow passengers to exit parked 
cars without having to step into planted areas.   
  
Planting in the Pedestrian Realm: Street trees should be planted in an environment that promotes 
healthy root growth, and should be spaced no more than 40 feet apart. Only those varieties that 
require little maintenance, are resistant to disease, and are adapted to extreme urban conditions such 
as pollution, should be used. In addition to trees, vegetation within planting strips should include 
supplemental plantings, such as ornamental shrubs, ground cover, flowering plants, and grasses. 
Supplemental plantings should occur in areas that are clear of vehicles parked on the street, and they 
should incorporate hardscaped pedestrian access points.   
  
Low Impact Development Techniques: Streetscape design should include innovative stormwater 
remediation design elements such as bioretention, permeable pavements, and incorporation of water 
collection and storage.  
  
Streetscape Design Flexibility: Flexibility will be needed where site constraints are present and 
where infill or expansion of buildings or other existing features limit the ability of a development to 
satisfy all streetscape recommendations, variation from the streetscape guidance may be permitted 
when the variation results in acceptable minimum sidewalk, landscape amenity panel and building 
zone widths and amounts of trees and landscaping.  
              
Through Corridors  
  
Through corridors include Centreville and Frying Pan Roads which will carry the largest volume of 
automobile traffic and will also accommodate buses, bicycles and pedestrians. If these roads are 
improved, pedestrian and bicycle facilities should be provided, along with streetscape improvements. 
These improvements should include improved pedestrian crossings across Centreville and Frying 
Pan Roads and across the Dulles Toll Road. In addition, the Countywide Bicycle Master Plan 
identifies further improvements.  
  
Avenue, Collector, and Local Street Streetscapes  
  
While avenues, collectors, and local streets serve different functions from a traffic perspective, their 
streetscapes are similar. The character of the streetscapes should generally be determined by the 
pedestrian activities generated by the adjacent land uses rather than the classification of the street. 
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This category of streetscapes includes, among others, Sunrise Valley Drive, and Sayward Boulevard. 
See Figure 20 18. The following recommendations are provided for achieving the streetscape character 
for avenues, collectors, and local streets:  
  
Landscape amenity panel: This zone should be a minimum of 8 feet wide along avenues and 
collectors and a minimum of 6 feet wide along local streets. Street trees should be evenly spaced in 
ordered plantings. Vegetation may also include shrubs and ground cover. Amenities such as bicycle 
racks and bus shelters should be provided as needed to serve the adjacent land uses.  
  
Sidewalk: Sidewalks along avenues and collectors should be a minimum of 8 feet wide. Sidewalks 
along local streets should be a minimum of 6 feet wide.  
  
Building Zone: The width of this zone should range from 4 to 12 feet. In commercial development the 
building zone should be 4-8 feet and should range from 8-12 feet when it is a residential building zone. 
When ground-level retail is provided in a building, a portion of this building zone should be used for 
retail browsing or outdoor dining. Supplemental plantings (to include shade and flowering trees, shrubs, 
flowering plants, ground cover, and grasses) may be provided for buildings without retail uses.   
  

Figure 20 18: Avenue/Collector/Local Street Streetscape with Residential Building, Section  
 

 

 

Note: This graphic depicts a residential building zone (8-12’). In commercial developments, the 

building zone will be smaller (4-8’)  
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Service Street Streetscapes   
  
Service streets are expected to provide access to parking, loading docks, waste management, utilities, 
and other back-of-house operations. While they do not primarily serve pedestrians, they should 
provide a minimum level of accessibility and safety for pedestrians where applicable. See Figure 21 
19.   
  
Sidewalk: A minimum 5-foot wide clear sidewalk should be provided adjacent to buildings. No 
poles, utilities, or other appurtenances should be located in the sidewalk clear area. Attractive street 
lighting should be provided to illuminate both the street and the sidewalk. In lieu of pole lights, 
attractive safety and wayfinding lighting may also be attached to the building face.  

  
  
 
 

Figure 21 19: Service Street Streetscape, Section  
  
  
  
  
  
  
  
  
  
  
  
  
  
  
  
  
  
  
  
  
  
  
  
  
  
  
  
  
  
           
  
  
Building and Site Design  
  
         Building and site design must support the pedestrian realm to create a vibrant urban 
environment. The location of a building on a site should not create a barrier to pedestrians by 
interrupting the pedestrian circulation system. Typically, buildings should be located close to the 
sidewalk to allow for active storefronts and other uses that engage pedestrians. Non-active uses like 
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loading docks, mechanical rooms, utility vaults, and exposed parking decks, should be oriented away 
from through corridors, avenues, and local streets. These uses, which detract from the pedestrian 
experience, should be located facing service streets or placed internally to the building envelope to 
minimize their negative impacts. The following recommendations address Build-to Lines and 
Building Frontages, Bulk and Massing and Step Backs, Blank Walls, Parking Design, Public Art, 
and Building Height.   

 

Build-to Lines and Building Frontages  
   

The build-to line is a theoretical line on the ground indicating where the facades of buildings 
should be located. The line ensures that the ground floors of all buildings on a block are in line with 
each other at the edge of the streetscape. Exceptions to the build-to line may occur where plazas, 
pocket parks, or spaces for public art are located. The build-to line generally applies to the podium 
(or base) of the building structure and excludes building towers, which may be set back further to 
allow for light and air to reach the street.   
  
         The building frontage is the portion of the building that serves to define and enclose the 
pedestrian realm. It aligns with the build-to line, and generally serves as a physical and visual 
boundary to the pedestrian realm. The building frontage typically separates exterior public space 
from interior semi-public or private space. The building frontage only applies to the floors of the 
building podium.   
  
         Existing uses and buildings that do not conform to the build-to line established by new 
development should investigate opportunities to create visual and physical linkages to conforming 
new buildings that address the pedestrian realm. These buildings may use walls, landscaping, or 
other architectural features to align with other buildings at the build-to line. Articulation along these 
walls can result in sculptural elements and maintain visual interest along the sidewalk.  
  
Bulk and Massing and Step Backs  
  

Planned development in Land Unit A will be urban in nature, and new buildings will generally 
occupy a majority of the block and be multiple stories in height. Sites should be designed with care 
to achieve the desired density goals, while remaining sensitive to the impact of development on the 
surrounding context. Guidance regarding building massing includes:  

  
•  Buildings should be designed with height variations to protect access to light and views and 

to allow for privacy.  
  
•  Buildings should be sited and spaced from one another in a manner that allows for light at the 

street level and minimizes long periods of shadow on the street, adjacent buildings, or public 
open space.  

  
•  Generally, buildings should be located towards the wider rights-of-way, where the street 

section can absorb the additional building height better than narrower streets.  
  
•  In general, ground-floor commercial uses should be accessed directly from the adjacent 

public sidewalk or building zone.  
  
•  Ground-floor residential uses, however, should be grade-separated from the public sidewalk to 

distinguish the units and to provide some privacy. This creates the opportunity for stoops, 
bays, porches or entries that establish a distinct transition between private residential 
developments and the pedestrian realm.  
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•  Another related design feature affecting the pedestrian experience is the height of the building 
along the sidewalk. As a result, great care must be taken to preserve the proportion and scale of 
the street section so that it does not result in an overwhelming, dark, and windy pedestrian 
corridor.   

  
•  Step-backs are one tool that can be used to create an appropriate proportion of street width to 

building height. Step-backs result in building towers which are set back from the building 
frontage. As a result, pedestrians only perceive the first few floors of the building podium, and 
not the full height of the tower.  

  
 
Blank Walls  
  

Blank walls are solid walls without fenestration, entries or portals. When located at the ground 
floor, they are detrimental to the pedestrian experience and may disrupt pedestrian flow. Such 
conditions should not be permitted on any public street-facing facade. Active uses should be 
provided at the ground floor as much as possible. If blank facades cannot be avoided, strategies 
should be employed to mitigate their impacts. These may include the provision of applied 
architectural elements, material changes, or other similar features to provide additional building 
detail and visual interest.  

  
Parking Design  
   

The following recommendations address parking design. Parking access should be designed in 
such a manner as to minimize conflicts between vehicles pedestrians, and bicyclists and to take into 
account pedestrian and bicyclist safety. This may include reducing the number of parking access 
points and minimizing the widths of ramps and curb cuts where they intersect with the sidewalk.  
  
•  Vehicular access to parking lots and parking garages should be limited to local streets or 

service streets when feasible.   
  
•  Parking access should be designed to be attractive and coordinated with the site plan and 

architecture.   
  
•  Certain uses, such as retail, civic or entertainment, may require highly visible parking. In these 

cases, the design of the parking and its access should be reflective of the activity that will 
occur within the building.  

  
•  Underground parking is the least intrusive form of parking on the built environment. However, 

due to the area’s geology, above-grade structured parking, or podium parking, may also be 
appropriate and will likely be the predominant type. Above-grade parking structures should 
be “wrapped” with active uses on all sides except along a service street.  

  
•  Exposed parking structures that are not wrapped with other uses may be unavoidable. In such 

cases, careful architectural detailing, lighting, and landscaping should be employed along the 
building frontage to mitigate the negative impacts of exposed parking levels.   

  
•  It is the long term vision to avoid surface parking. Surface parking should be avoided in most 

parts of Land Unit A, but may be considered in the interim or for short term parking or for 
passenger drop-off and pick-up areas.   

  
•  When provided, surface parking lots should be located to the side or rear of the primary use 

and should contain pedestrian connections that lead to the front door of the associated building.  
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•  On-street parking makes sidewalks safer and provides necessary and sometimes more 
accessible residential and retail parking. Certain avenues, collectors, and local streets within 
Land Unit A should provide an opportunity for on-street parking. See Transportation section 
for additional guidance.  

  
 
Building Height  
 
Typically, building heights in Land Unit A will reflect the proposed intensity pattern. The tallest buildings 
may be located within ¼ mile of the Metro station, with heights stepping down gradually as the distance 
from the stations increases. In addition, building heights in proximity to the Dulles Airport Access Road and 
Route 28 may be taller however building heights will be lowest in locations adjacent to existing townhouse 
and those single-family residential neighborhoods outside of Land Unit A. Careful design will protect view 
corridors and maintain access to sunlight at these sensitive locations. During the development review 
process, solar shading analyses (also called shadow studies) for all buildings should be provided to ensure 
that adjacent buildings and public spaces will have adequate access to light and air.  
  
 
Public Art  
  

Public Art should be a component of the effort to achieve quality urban design within Land 
Unit A. As one of the key urban design principles, the provision of public art will serve to create a 
unique identity for Land Unit A, and provide a gateway into the county from Dulles International 
Airport.    
  
Interim Conditions   
  

In many cases developments will be phased over time. Phased developments should prepare 
plans and supporting graphics that demonstrate how all interim conditions will meet Plan objectives, 
including those related to urban design.   
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LAND UNIT B

 
 

CHARACTER  

        Land Unit B consists of approximately 310 312 acres and is bounded on the west by 
Centreville Road, on the north by Sunrise Valley Drive and Fox Mill Road, on the south by Floris 
Community ParkFrying Pan Stream Valley Park and Frying Pan Farm Park, and on the east by the 
Sycamore Ridge single-family residential communityies and other land planned for residential use at 
2-3 dwelling units per acre (Figure 22 20).  
  
         This land unit contains the McNair Farms multifamily, garden apartments as well as 
townhouses. In addition, local and community serving commercial uses at the Village Center at 
Dulles are located at the southeast quadrant of at the intersection of Fox MillSunrise Valley Drive 
and Centreville Roads. Both the apartments and the Village Center are part of a planned mixed-use 
development to include residential, office and retail uses. Within this land unit there is additional 
land planned for residential use and a public park.  
  
  RECOMMENDATIONS  
  
Land Use  
  
1.  The McNair Farms portion of Land Unit B located north and west of Frying Pan Branch 

(except Parcels 16-3((1))19, 20 and 21 Tax Map 16-3((7))) is planned for a mix of residential, 
commercial retail, office and public park uses and is being developed as McNair Farms. The 
recommended development is a mixture of residential uses up to 14 dwelling units per acre and 
a maximum of 327,000 square feet of commercial retail and office use. This mixed-use 
development is conditioned upon the following:  
  
•  Substantial land consolidation is achieved. The area should be master planned and 

developed as a contiguous unit;  
  
•  Good urban design principles should be used for development. This includes  

coordinated vehicular and pedestrian access and circulation; attractive living, working 
and activity spaces; a variety of housing types; architectural compatibility; landscaping; 
usable open space, and good visual and functional relationships among the various land 
uses;  

  
•  A mix of housing styles and types including single and multifamily units, prices and 

ownership forms is provided. A reasonable number of units must be marketed as rental 
units and incorporated into the overall design of the project; and  

  
•  Provision is made for sites for day care facilities and an elementary school.  
  

2.  The three parcels Coppermill Subdivision located south of Fox Mill Road (Parcels 16-3((1))19, 
20 and 21 Tax Map 16-3((7))) that were not incorporated into the planned development for this 
area are is planned for development at 2-3 dwelling units per acre. As an option, residential 
use at 5-8 dwelling units per acre may be appropriate if the following conditions are met:  
  
•  Full consolidation of all three parcels to achieve high quality development;  
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•  Dedication of adequate land to augment the school site and recreational facilities in 
conjunction with land planned as part of McNair Farms; and  

  
•  Provision of housing unit types which are compatible with existing and/or planned 

residential development in the immediate area.  
 

 

3.  Parcels 25-1((14))(6)33-67 and 25-1((14))(7)1-32 and B are planned and developed for public 
park and single-family, detached residential use at 2-3 dwelling units per acre. This will 
provide for development on this parcel that is compatible with the existing Sycamore Ridge 
community located to the east.  

  
Parks and Recreation  
  
         Land Unit B is bordered on the south by Floris Community Park and Frying Pan Farm Park. 
Frying Pan Meeting House, listed on the Virginia Landmarks Register and the National Register of 
Historic Places, is located in the northwest corner of Floris Community Park and Frying Pan Farm 
Park at Centreville Road. Adjacent land uses are should be planned to be compatible with the 
historic and agricultural character of these parks. Given the known heritage resources in Land Unit 
B, future development and/or rezoning applications should undertake heritage resource survey work 
and identify and preserve any significant resources.   
  
Greenways/Trails/Connectivity  
  
Trails planned for this land unit are delineated on the Countywide Trails Plan Map and are an 
integral part of the overall county system. Specific land unit recommendations may be found below.  
    
         The Frying Pan Run Stream Valley trail should be extended eastward from Land Units A and C to 
connect with Fox Mill Road Countywide Trail and then connect to the Monroe Street transit area. The 
Countywide Trail should extend south on both sides of Centreville Road between Fox Mill Road 
and West Ox Road to connect with a planned trail along West Ox Road and to the Monroe Street 
transit area site.  
  
         Trails planned for this land unit are delineated on Figure 10 and are an integral part of the 
overall county system. While some of the segments have already been constructed, the map portrays 
the ultimate system for the land unit. In addition, the map specifies either a pedestrian or bicycle 
classification for each segment, which represents the desired ultimate function of that trail. For new 
trails, specific construction requirements are detailed in the Public Facilities Manual.  
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CHARACTER  
  

LAND UNIT C  

         Land Unit C consists of approximately 210 229 acres and is bounded on the east by Centreville 
Road; on the south and west by Horse Pen Run Stream Valley; and on the north and northwest by 
Frying Pan Branch Stream Valley (Figure 23 21). The area has historically been a part of a 
community known as Floris. This land unit contains the stable, single-family, detached residential 
developments of Copper Crossing, Kings Grant, Mountain View and Rogers Farm. These 
residential developments are buffered by the Horse Pen Run Stream Valley which provides a natural 
transition to the nonresidential uses to the north and west in Land Units A and D. Additional 
development along Centreville Road in Floris includes a small convenience storean early-education 
facility, a fire and rescue station, a church and the Floris Elementary School. This land unit also 
contains several undeveloped parcels, generally located in the southern portion.  
  
  RECOMMENDATIONS  
  
Land Use  
  
1.  This land unit is planned for single-family, detached residential use at 1-2 dwelling units per 

acre and public park except for Parcels 25-1((1))18E pt. and 26, which are planned for Public 
Facilities as shown on the Comprehensive Plan Map. Infill development in this stable 
residential area should be of a compatible use and type and at a density of .5-1 dwelling unit 
per acre, in accordance with the guidance provided by the Policy Plan under Land Use 
Objectives 8 and 12.    

  
2.  Any enhancement of retail uses in Floris should demonstrate that these changes will be 

beneficial to the community, accommodate the planned widening of Centreville Road and not 
adversely impact adjacent, stable residential communities. In general, new retail uses, or 
expansion of the area currently used for retail uses, is are not recommended.  

  
Heritage Resources  
  
  Development should be sensitive to the numerous recorded and unrecorded heritage resources 
associated with the community of Floris.  
  
Parks and Recreation  
  
1.  Most of the The Frying Pan Branch and Horse Pen Run Stream Valleys should be have been 

dedicated to the Fairfax County Park Authority in accordance with the Stream Valley 
Policystream valley policies in the Policy Plan and to further development of the Greenway 
systemthe county’s connectivity goals.  

  
2. The athletic fields at Floris Elementary School should be upgraded to serve community needs.  
  
Greenways/Trails/Connectivity  
  
1.  Trails planned for this land unit are delineated on the Countywide Trails Plan Map and are an 

integral part of the overall county system. Specific land unit recommendations may be found 
next.   
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2. Stream Valley Trails through the Frying Pan Branch and Horse Pen Run EQCs Environmental 

Quality Corridors along the northern and western boundaries of the land unit should be 
developed according to the Countywide Trails Plan.  

  
23.  A Countywide Trail should be developed on the west side of Centreville Road.  
  
3.  Trails planned for this land unit are delineated on Figure 10 and are an integral part of the 

overall county system. While some of the segments have already been constructed, the map 
portrays the ultimate system for the land unit. In addition, the map specifies either a pedestrian 
or bicycle classification for each segment, which represents the desired ultimate function of 
that trail. For new trails, specific construction requirements are detailed in the Public Facilities 
Manual.  
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CHARACTER  
  

LAND UNIT D-1  

         Land Unit D-1 consists of approximately 75 81 acres and is bounded on the north by Frying 
Pan Road, the east by Frying Pan Branch Stream Valley Park, on the west by Route 28 and on the 
south by Land Unit D-2 (Figure 24 22). Horse Pen Run traverses the land unit, with approximately 
50 percent of the land unit within the floodplain of the stream valley. The land unit contains the 
Middleton Farm and a few other structures and otherwise is not developed. Land Unit D-1 consists 
of the western portion of the land unit, which is approximately 68 acres and consists of parcels 24- 
2((1))1 and 10; and the eastern portion of this land unit which is 7.35 acres and consists of parcels 
24-2((1))2, 3 and 4.  
  
  
RECOMMENDATIONS  
  
Western and Central Portion of Land Unit – Tax Map 24-2((1))1 and 10 
  
1.  Tax Map 24-2((1))1 and 10 contain a considerable amount of Environmental Quality Corridor 

(EQC.) Horse Pen Run Stream Valley traverses the northern portion of the area and is planned 
for public park use. The western portion of the land unit is planned for office use up to .15 
FAR to provide development that is compatible with existing and planned adjacent land uses 
within this entire land unit, Land Unit D-2 and C. Dedication of the right-of-way for the 
planned roadway extension between Park Center Road and Sunrise Valley Drive to the county 
and of the EQC lands to the Fairfax County Park Authority should be provided. Stream 
restoration and revegetation of the Horse Pen Run EQC should be provided in consultation 
with county staff. In addition, all trails shown on the Trails Plan Map should be constructed in 
consultation with county staff.  

  
2.      Two options for the western and central portion of the land unit, may be appropriate and 

include (1) office, hotel, recreational facilities and support service retail uses up to .40 FAR 
and/or (2) residential use up to 5 du/ac. Implementation of these options may be appropriate 
if all the following conditions are met:  

 

•  Full consolidation between Tax Map Parcels 24-2((1))1 and 10 is achieved;  
  
•  With the exception of necessary road crossings and park improvements, all development 

should be south of the Horse Pen Run EQC;  
  
•  The planned roadway extension between Park Center Road and Sunrise Valley Drive is 

constructed as a four lane divided roadway prior to any development under either of these 
options;  

 
•  Provide for access from Tax Map Parcels 24-2 ((1))2,3 and 4 to the extension of Sunrise 

Valley Drive; 

 
•  Any development under these options should be phased to transportation improvements 

and trip reduction measures identified at the time of rezoning;  
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•  Parks and recreation facilities to meet the needs of new development are provided. All 
EQCs and the area north of the Horse Pen Run Stream Valley should be dedicated to the 
Fairfax County Park Authority and the land generally north of Horse Pen Run Stream 
Valley should be developed for active recreational uses. Buildable recreational areas 
should be developed as a destination park to address recreation deficiencies in this area. 
Built facilities may include, but are not limited to: ball fields, tot lots, destination 
playground, skate park, picnic pavilions, parking and other amenities. Lighting for 
recreational uses should minimize light emissions that create sources of glare which may 
interfere with residents’ and travelers’ visual acuity. A continuous trail loop should be 
provided to connect this area with the development within the remainder of Land Unit D- 1 
and to Land Unit C, and be designed in consultation with county staff;    

 

•  Appropriate screening is provided between any office development in this land unit and 
the existing residential development in Land Unit C to protect these stable residential 
communities;  

  

•  The architecture, design and location of both principal and secondary structures and uses 
should ensure optimal views and overall appearance from Route 28 and further ensure a 
proper and reasonable transition to the existing residential uses in Land Unit C. In 
furtherance of these objectives, building heights should not generally exceed ten (10) 
stories, or approximately 150 feet for areas west of the Park Center Road/Sunrise Valley 
Drive extension and eight (8) stories, or approximately 120 feet for areas generally east 
of the same;  

  
•  A study of heritage resources is conducted and appropriate preservation or avoidance 

measures taken. Recordation of significant heritage resources should occur.  
  
•   Any support retail uses should be of a use and scale logically related to and supportive 

of the office, hotel and residential uses and be physically or functionally integrated with 
other uses. Auto-oriented uses or stand-alone retail uses should not be permitted; 
however, eating establishments may be free standing. Such support retail should not be 
planned independently of the other planned uses, however phased development of 
commercial and retail uses is permitted;  

 

  

•  Development should incorporate TDMs of a scope and level appropriate to the mix of 
uses and the available transit;  

  

•  The planned road extension between Park Center Road and Sunrise Valley Drive should 
be designed to accommodate reasonably projected or anticipated transit needs; as first 
envisioned, bus stop locations should be provided along the planned extension, and be 
provided in a manner that has flexibility to support other forms of transit;  

  

•   Transit stop(s) should be included along the planned road extension; and  
  

•  Trail connections should be provided connecting stream valley trails within this land 
unit and to stream valley trails within Land Unit C.  
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Eastern Portion of the Land Unit – Tax Map Parcels 24-2((1))2, 3 and 4  

  
3.  The eastern portion of this land unit which includes Tax Map Parcels 24-2((1))2, 3 and 4 

contains a significant amount of EQC. Horse Pen Run Stream Valley traverses the southern 
portion of the Tax Map Parcels 24-2((1))2, 3 and 4 and is planned for public park use. The 
remainder of the sub-unit is planned for office use up to .15 FAR to provide development that 
is compatible with existing and planned adjacent land uses within this land unit and Land Units 
D-2 and C. In addition, all trails shown on the Countywide Trails Plan Map should be 
constructed in consultation with county staff.    
  

 
4.  As an option, the land within Tax Map Parcels 24-2((1)) 2, 3 and 4 may be consolidated with 

Tax Map Parcels 24-2((1))1 and 10 and used to support the development referred in Option 2 
for the western portion of the land unit – Tax Map Parcels 24-2((1))1 and 10 above.  
Exercising such option requires that the area of all of the parcels within Land Unit D-1 be 
fully consolidated, and the entirety of Tax Map Parcels 24- 2((1))2, 3, and 4 be dedicated and 
developed with park and open space uses. The intensity associated with parcels dedicated for 
park and open space can be transferred to the area located south of the EQC. Any recommended 
use with lighting should minimize light emissions that create sources of glare which may 
interfere with residents’ and travelers’ visual acuity.  

  
Parks and Recreation  
  
         The EQC comprised of the confluence of the Horse Pen Run Stream Valley and Frying Pan 
Branch should be dedicated to the Fairfax County Park Authority in accordance with the Stream 
Valley Policy and to facilitate development of regional greenway trail linkages and trailhead support 
facilities. Additional land should be acquired by the Park Authority through cooperative 
public/private mechanisms set aside for development of Community Ppark facilities to serve 
residents in the northern quadrant of the Suburban Centerthe area. The amount of land required to 
meet this additional need will depend on the extent and intensity of development which may be 
introduced into this area, but sufficient land suitable for development of active recreation facilities 
should be included within new developments and be designed per the Urban Parks Framework.  
  
Greenways/Trails/Connectivity  
  
1.  The stream valley trail along Frying Pan Branch should be developed. This trail is planned to 

connect with the Monroe Street Herndon Ttransit Station aArea site and north to the Sugarland 
Run Stream Valley and the Town of Herndon's planned trail system.  

  
2. The stream valley trail along Horse Pen Run should be developed and connect to Land Units C 

and D-2.   
  
3.  Trails planned for this land unit are delineated on Figure 10 the Countywide Trails Plan Map 

and are an integral part of the overall county system. While some of the segments have already 
been constructed, the map portrays the ultimate system for the land unit. In addition, the map 
specifies either a pedestrian or bicycle classification for each segment, which represents the 
desired ultimate function of that trail. For new trails, specific construction requirements are 
detailed in the Public Facilities Manual.  
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LAND UNIT D-2 

 
 

CHARACTER  
 

Land Unit D-2 consists of 275 289 acres and is bounded on the north by Land Unit D-1, on the 
west by Route 28, on the east by the Horse Pen Run Stream Valley and Land Unit C, and on the south 
by McLearen Road (Figure 25 23). It contains a large concentration of warehouse and industrial hybrid 
uses, a large hotel and office complex. The western part of the land unit is generally developed with 
office, hotel, and industrial uses. The eastern portion includes a public and private school, an assisted 
living facility, townhouses and commercial uses.  
  
  RECOMMENDATIONS  
  
Land Use  
  
1.  With the exception of The area that is east of Park Center Road, Parcel 24-2((1))21A and  Parcel 

24-2 ((10)) (Towerview Commercial Condominiums), the area that is east of Park Center Road 
and the area that is west of Rachel Carson Middle School is planned for light industrial and 
industrial/flex uses up to a maximum FAR of .35intensity of .35 FAR to be compatible with 
existing development. Ancillary retail establishments to the primary industrial and industrial/flex 
uses may also be appropriate. East of Rachel Carson Middle School is planned for low intensity 
office use with a maximum intensity of .50 FAR, except for Parcels 24-4((1))5A and 5B, which are 
planned for retail use. Pedestrian connectivity from the school to the residential neighborhoods 
along Centreville Road shall should be addressed when developing this area. This will include safe 
and convenient walking paths from Centreville Road to the school property to foster a more healthy 
and active environment for the student population. Careful attention should be made given when 
addressing any future development and related impacts around Rachel Carson Middle School.  

  
2.  Parcel 24-2((1))22D is planned for hotel use at an intensity up to .75 FAR and contains an existing 

a hotel. Parcel 24-2((1))22E contains an existing office building and is planned for office use. 
Parcels 24-2((1))11C 24-2((1))11C1 and C2 areis planned for office use at an intensity up to .50 
FAR as a transition between the office use to the south and the planned office uses to the north. 
High quality design is essential for this highly visible location on Route 28.  

  
3.  As an option, a mixed-use development to include hotel, conference center, trade or cultural 

facilities, may be appropriate for the undeveloped land west of Park Center Road. Major business, 
service, trade and cultural facilities oriented toward international corporate firms should be 
encouraged. This mixed-use option may be appropriate if the following conditions are met:  

 

• Uses should be oriented to Route 28 in such a way as to provide an attractive appearance 
along the corridor in this area;  

• Intensity, scale and height should be compatible with the existing hotel located within this 
land unit;  

• Retail uses may be incorporated into the development but only as an integral element. No 
strip commercial uses are recommended, because these would be incompatible with high-
quality hotel or conference center uses;  

•   Provisions for transit, including rights-of-way, should be incorporated into the design of the 
development; and
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•  The Environmental Quality Corridor (EQC) portion of Horse Pen Run Stream Valley should 
be dedicated to the Fairfax County Park Authority.  

 

4. For parcels 24-4((1))5A, and 5B, a service station and related uses may be appropriate if in 
keeping with the following:  

•  A coordinated development plan should be presented at the time of development for the 
entire site;  

•  Interparcel access should be provided between parcels 24-4((1))3A and 5A and 5B; and  
  

• Access to the service station is provided in a safe, convenient and efficient manner, and 
ultimately is restricted to right-turn only movements to and from Centreville Road and 
McLearen Road at such time as a median has been constructed on these respective roads.  

  
5. As an option, Tax Map 25-3((1))1 may be appropriate for residential use at 4-5 du/ac. The 

opportunity for residential  use on the parcel  should  not  impede the implementation of the  
 Plan’s guidance that this land unit be developed for light industrial and industrial/flex uses. 
Accordingly, the following conditions should be met in order to exercise the residential option:  

  

•  Provide buffering and screening to mitigate impacts such as noise, light and other nuisances 
from adjacent nonresidential uses;  

  

•  Provide a site design that takes into account the adjacent school and possibility of future light 
industrial and/or industrial/flex uses on proximate parcels and to the extent possible, clusters 
development away from the southern border; and  

  

•  Dedicate the EQC/RPA to the Board of Supervisors, with possible future dedication to the 
Fairfax County Park Authority.   

  
6.  Horse Pen Run provides a natural transition between the predominantly nonresidential uses 

within this land unit and the single-family detached subdivisions to the east in Land Unit C. 
This buffer area should be preserved and, where feasible, enhanced.  

  
Transportation  
  
         To improve the area road network by alleviating traffic congestion and enhancing traffic safety 
along McLearen Road between Towerview Road and the interchange of McLearen Road and Route 
28, the planned four lane, undivided collector street, Park Center Road, should be extended eastward 
from its intersection with Towerview Road through lot Tax Map Parcel 24-2((1))20, then curve 
southward through parcel 24-4((1))3 adjacent to the eastern boundary of lot 24-4((1))2to Education 
Drive to intersect McLearen Road opposite its westernmost intersection with EDS Drive.  
  
Parks and Recreation  
  
         The county should pursue the purchase or transfer of the former “Redskins Park” to the Fairfax 
County Park Authority as a way to provide a unique public active recreation resource. Existing 
indoor and outdoor facilities offer resources that could provide a wide variety of community 
recreation opportunities. All options for the acquisition of this property, either through fee simple 
purchase or some form of leasing mechanism, by the Fairfax County Park Authority for public 
recreational use should be investigated.  
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 Greenways/Trails/Connectivity  
  
  Trails planned for this land unit are delineated on the Countywide Trails Plan Map and are an 
integral part of the overall county system. Specific land unit recommendations may be found below. 
Countywide trails should be developed on the south side of McLearen Road and west side of 
Centreville Road. Sufficient bike racks should be provided to support non-vehicular access to transit 
facilities on McLearen Road. A connection should be developed from the McLearen Road Trail, 
with safe crossing at Centreville Road, to the countywide trail on south side of Lawyers Road 
extended. The Stream Valley trail along Horse Pen Run should be developed to connect, with safe 
crossing at Centreville Road, with the planned stream valley trail outside the Dulles Suburban 
Center.  
  
         Trails planned for this land unit are delineated on Figure 10 and are an integral part of the 
overall county system. While some of the segments have already been constructed, the map portrays 
the ultimate system for the land unit. In addition, the map specifies either a pedestrian or bicycle 
classification for each segment which represents the desired ultimate function of that trail. For new 
trails, specific construction requirements are detailed in the Public Facilities Manual.  
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LAND UNIT D-3 
 
CHARACTER  
  
         Land Unit D-3 consists of 260 273 acres and is bounded on the north by McLearen Road, on 
the west by Route 28, on the east by Centreville Road and on the south by Wall Road (Figure 26 
24). This area is partially developed with campus-style office development, industrial/flex and 
institutional uses (a private secondary school) as well as townhouses and multifamily residential 
uses.   
  
 
RECOMMENDATIONS  
  
Land Use  

  
1.  This land unit is planned and approved for high-quality, campus-style office uses in the range 

of an intensity of .50 to 1.0 FAR to promote development that is compatible with similar 
existing and approved development in this area. Consistent with the higher intensity 
recommended, the area near the intersection of McLearen Road and Route 28 should be 
considered as a future transit stop, given its central location and potential as a focal point along 
the Route 28 corridor. The higher intensity planned for Parcels 24-4((3))1-4 24-4 ((3))1 and 
the area within the EDS Drive loop road is contingent upon the provision of transit.  

  
2. As an option, a training facility or hotel/conference center may be appropriate if integrated 

with existing office uses. These optional uses should be oriented away from Centreville Road.  
  
3.  As an option, mixed use up to .70 FAR may be considered within Land Unit D-3 to create a 

high quality mixed use node where office, retail, recreation and residential uses are provided. 
In addition to areawide guidance, this option should address the following site-specific 
conditions:  

 

•  The development application should encompass the approximately 67-acre portion of the 
land unit south of EDS Drive, east of the EDS corporate complex, and bounded by Wall 
Road and Centreville Road.    

  
•  The mixed use development should include one of the two following mix of uses (the 

percentages are approximate):  
  
A) - Retail use, 5-10%  
  - Office use, 20-30%  
  - Residential units, 50-70%   
  
B) -   Retail/office use, 5-10%   
         -  Residential units, 90-95% [to include a maximum of up to 150 residential units, 

inclusive of affordable units and associated bonus densities, on Tax Map Parcel 

24-4((1))6B4]  
  
In addition, other uses, such as institutional, may also be appropriate.  
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•  If land use mix option B is chosen, no less than five acres of Tax Map Parcel 24-4((1)) 
6B4 should be dedicated to the Fairfax County Board of Supervisors for a use such as a 

community center.  
  
•  If land use mix option B is chosen, “in-kind” contributions may be appropriate to 

mitigate the impacts of development on the school system. Examples of “in-kind” 
contributions include land dedication; opportunities for shared space in private buildings 
for activities such as community use, adult education, vocational training, academy 
programs; or other alternative arrangements that provide Fairfax County Public Schools 
with additional resources to accommodate its growing student population.  

  

•  The trip generation of the mixed use development should meet the Performance Criteria 
for Optional Uses found in the Dulles Suburban Center Overview, and result in 
significantly fewer peak-hour trips than the office use planned at the baseline.  

  
•  Retail use should be integrated with other uses. Restaurants are encouraged to serve both 

residents and visitors to the area. A grocery store and drug store are also desirable uses.  
  

•  Residential use should provide a mix of unit types, including live/work units, for a total 
of approximately 900-1000 units. Live/work units are defined as the combination of a 
private residence with a professional office, retail or other nonresidential use.  

  
•  An active recreation area with at least five athletic fields and provision of parking on or 

adjacent to the site or in a shared parking arrangement with adjacent uses. Facilities 
should be developed according to Fairfax County Park Authority standards in 
consultation with FCPA staff. This park should be dedicated to the Fairfax County Park 
Authority.  

 

•  A plaza in the village center should provide usable open space for public events and   
casual recreation use.  

  
•  Office use is integrated into the both the village center and elsewhere in the 

development.  
  
•  To ensure needed access and circulation for this development option, a public road 

connection between Wall Road and EDS Drive should be provided.  
  
•  Pedestrian links should provide a safe and pleasant walking environment.  
  
•  Parking should be mostly in structured garages. However, surface lots and on-street 

parking should be used to promote street activity and convenience to retail uses.   
  
•  Development along Centreville Road should be set back 50-100 feet, depending on the 

applicant’s proposed land use, design and height of buildings, and the amount and 
quality of the landscaping provided.  

  
•  There may be a need for an additional high school in the western portion of the county 

served by Westfield, Chantilly and Centreville High Schools because of existing and 
projected overcrowding at this level. If a high school site has not been acquired by the 
time a rezoning application is under review, then the applicant must demonstrate that the 
school impacts of the residential development can be mitigated by other means that meet 
the approval of Fairfax County. Mitigation measures may include, but are not limited to:  
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1. Provision of land for additional facilities, such as vocational training, academy 

programs and adult learning centers, examples of programs that are currently 
provided at existing schools which could be relocated to the site that is the subject 
of the rezoning application;  

 

2. Financial contributions that would facilitate the acceleration and/or construction of 
new facilities or the expansion of existing facilities;  

  
3. Financial contributions for, or donations of, equipment and other items that 

increase the utilization or efficiency of existing facilities; and  
  
4.  Measures that facilitate the better utilization of existing school facilities from an 

operational standpoint or other solutions to increase utilization of under-capacity 
schools.  

 

Greenways/Trails/Connectivity  
  
         Trails planned for this land unit are delineated on Figure 10 the Countywide Trails Plan Map 
and are an integral part of the overall county system. While some of the segments have already been 
constructed, the map portrays the ultimate system for the land unit. In addition, the map specifies 
either a pedestrian or bicycle classification for each segment, which represents the desired ultimate 
function of that trail. For new trails, specific construction requirements are detailed in the Public 
Facilities Manual.   
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CHARACTER  

LAND UNIT D-4  

         Land Unit D-4 consists of 157 210 acres and is bounded on the north by Wall Road, on the 
west by Route 28 and Dulles Airport, on the southwest and south by the Sully Historic Site Park and 
Cain Branch on the east by Centreville Road (Figure 27 25). This land unit is developed with office, 
institutional uses (church and early education school), retail and self-storage warehouse facilities. 
The land unit also contains a portion of the Sully Historic Overlay District., a few scattered 
warehousing and industrial uses and a large outdoor storage operation north of Barnsfield Road. In 
addition, about two-thirds of the land unit remains vacant. Cain Branch of Cub Run crosses the 
southeastern portion of this land unit.  
   
 
RECOMMENDATIONS  
  
Land Use  
  
1.  The southern portion of this land unit lies within the Sully Historic Overlay District (Figure 

25). Within this overlay district, certain regulations and restrictions apply to protect the Sully 
landmark and to control development and uses that would have visual and operational impacts 
on the Sully complex and its environs. These restrictions and regulations include limitations 
on commercial and industrial uses. Other regulations apply and are discussed in Land Unit 
D-5 with the complete provisions listed in Appendix 1, A1-300 of the Zoning Ordinance.  

  
2.  As regulated by the Zoning Ordinance provisions for the Sully Historic Overlay District, the 

portion of this land unit located south and east of the extension of Air and Space Museum 
Parkway is planned for high-quality, campus-style office and high-quality industrial/flex uses 
up to .35 FAR as its base Plan recommendation. Retail uses and support services may be 
appropriate only as secondary or ancillary uses to the office and industrial/flex primary uses. 
These ancillary service uses should not exceed 20 percent of the primary uses and should be 
designed to serve the employees and residents of Land Unit D-4. These ancillary and retail 
uses should not constitute a retail shopping center.  

 

As an alternative to this base Plan recommendation, Parcels 34-2((1))1A, 2, 3A, 6, 7, 8, 10A, 
27 and 35, which total approximately 89.5 acres, may be appropriate for age-restricted 
residential use and limited commercial use, provided that consolidation, at a minimum, 
includes Parcels 34-2((1))1A, 2, 3A, 10A, 27 and 35. If Parcels 34-2((1))6, 7 and 8, however, 
are not part of this assemblage, these parcels are planned at the base plan level of office and 
industrial/flex use at .35 FAR. The residential portion of the development should encompass 
approximately 76 acres at a density up to 15 units per acre exclusive of ADU and bonus units. 
Commercial use consisting of retail, hotel and office use at an intensity up to .25 FAR may be 
appropriate on approximately 13.5 acres. For any development proposal under this alternative, 
the following conditions should be met:   
  
•  Residential use is limited to housing restricted to those 55 years and older. A mix of 

unit types should be provided. Between 10 to 12% of the total number of units should 
be affordable dwelling units. These units may be integrated throughout the development 
or as an elderly housing component located within a single building provided that the 
building is integrated within the development through the use of architecture and open 
space. Consideration may be given to the development of some of the affordable units as 
work force housing; 
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•  Retail, office, and hotel uses that will serve residents, tourists, and employees in the area 
should be of high visual quality that complements the Sully Historic Overlay District and 
the new residential development and should be oriented to both Air and Space Museum 
Parkway and Sully Historic Way. This retail should not be configured in such a way as to  
 constitute a regional or community shopping center, a regional mall or a “big box” retail 
center;  

  
•  Development should occur in a manner that minimizes impacts on existing residential 

neighborhoods along the east side of Centreville Road. Building heights and building 
mass should be reduced in this area. Fronts of units should be oriented to Centreville 
Road and landscaping and screening should be used to provide an attractive streetscape 
and enhance the appearance of any development along Centreville Road. No retail sales 
or service uses should be located within 600 feet of Centreville Road;  

  
•  Transportation improvements should include the new entrance road to Sully Plantation 

and an internal roadway system that provides for the circuitous connection of Air and 
Space Museum Parkway with Centreville Road as called for in the Transportation section 
of this Plan;   

  
•  In instances where residential use under this option will be adjacent to areas zoned for 

industrial use, a minimum 50-foot wide landscaped buffer should be provided unless the 
property is committed to institutional, park and other more compatible use. In addition, 
disclosure regarding the proximity of these industrial properties should be provided;  

  
•  Amenities such as a community center, trails, recreation facilities, usable open spaces 

and other features should be provided to create a pedestrian friendly community with 
public open spaces such as plazas and parks provided throughout the development;  

  
•  Airport and roadway noise should be attenuated. Disclosure regarding the proximity to 

the Dulles Airport should be provided as set forth in the Policy Plan;   
  
•  Fences along Centreville Road, if any, shall be for decorative purposes only and 

should provide for views into the development;  
  
•  Low impact development techniques should be employed where feasible and stormwater 

management ponds or facilities should be designed to function as amenities through the 
use of landscaping and other features; and,  

  
•  Parcel 34-2((1))12 is dedicated to, or acquired for, the Fairfax County Park Authority 

to ensure protection of Sully Historic Site resources and preservation of the original 
plantation boundary line.  

  
3.  The portion of this land unit located north and west of Air and Space Museum Parkway, 

Parcels 34-2((1))33 and 34 34-2((1))33A, 34A1 and 34A2 and Parcel 24-4((1))8 are is planned 
for office use up to .50 FAR. Hotel and support retail use may also be considered.  

  
4.  Development of public or private recreation uses in this land unit are appropriate to serve 

employees and nearby residents. Such recreational uses would greatly enhance the 
attractiveness of this area for private industry and nearby residents as well as complement the 
Sully Historic Site and district.  
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Transportation  
  
  Access to the current use on Parcel 34-2((1))23C within the overlay district is to be reoriented 
to the interparcel access road when the roadway is built.  
    
         It is appropriate to provide principal access from Route 28 for the primary use or optional use 
recommended in the Land Use recommendations above. Secondary Aaccess should be provided 
from Centreville and Wall Roads by indirect routing through the land unitto this land unit. Route 28 
should not be directly connected to Centreville Road via an extension of Barnsfield Road without 
further study and further modification of this Plan. Studies regarding secondary Aaccess to 
Centreville Road should continue to discourage business and commuter traffic from using residential 
streets of proximate communities located east of Centreville Road.  
    
         The Route 28/Air & Space Museum Parkway interchange provides for a new access to the 
Sully Historic Site to the south, as well as the termination of the Route 28 median break that used to 
serve the Sully site.    
  
Heritage Resources  
  
1.  Part of the Sully Historic Overlay District lies within this land unit. The provisions of the Sully 

Historic Overlay District are found at Appendix A, A1-300 of the Zoning Ordinance. The 
provisions have been adopted to protect Sully structures and grounds and to control 
development and uses that would have visual and operational impacts on the Sully complex 
and its environs. Regulations and restrictions for this overlay district are discussed in Land 
Unit D-5. If there appears to be a conflict between Plan text and the provisions of the Sully 
Historic Overlay District, the overlay district regulations should be used to determine the 
appropriate guidance take precedence for the development of land within the historic overlay 
district.  

 

Any development or ground disturbance in this sector, both on private and public land, should be 

preceded by heritage resource studies, and alternatives should be explored for the avoidance, 

preservation or recovery of significant heritage resources that are found. In those areas where 

significant heritage resources have been recorded, an effort should be made to preserve them. If 

preservation is not feasible, then, in accordance with countywide objectives and policies as cited in 

the Heritage Resources section of the Policy Plan, the threatened resource should be thoroughly 

recorded and in the case of archaeological resources, the artifacts recovered.  
 

         The provisions of the Sully Historic Overlay District have been adopted to protect Sully 
structures and grounds and to control development and uses that would have visual and 
operational impacts on the Sully complex and its environs. Industrial and commercial uses are 
limited to those specified by the Overlay Zoning District regulations. The maximum height of 
freestanding signs should not exceed ten feet and maximum building height is 65 feet within 
the outer 500 ft. of the historic overlay district boundaries subject to a Special Exception. All 
improvements, to include structures, signs, fences, street furniture, outdoor graphics, and 
public and private utilities, should be designed and installed to be compatible with the Sully 
complex in terms of mass, scale, color and visual impact. A planted buffer having a 200 foot 
minimum is required to be provided along lot lines which are contiguous to the Sully property. 
All proposed development within the historic overlay district must be reviewed by the 
Architectural Review Board and should be preceded by an archeological survey.  

  
2. Turley Hall, a historic house, was located within this land unit south of Barnsfield Road. At a 
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minimum, recordation of significant heritage resources on the site is recommended.  
  
3. Development and/or roadway construction must protect the two known cemetery sites along  

 

the current Barnsfield Road: the Wilcoxsen family pre-Civil War cemetery and the nearby 
slave cemetery.  

 

4. Archeological and historical studies should be conducted to determine the relationship between 
Sully and the Turley Hall site.  

  
Parks and Recreation  
  
  It is desirable that development within the historic overlay district provide for dedication of 
Parcel 34-2((1))12, or a permanent open space easement thereon, to the Fairfax County Park  
  
Authority to ensure protection of Sully Historic Site resources and preserve the original plantation 
boundary line.  
  
Greenways/Trails/Connectivity  
  
  Trails planned for this land unit are delineated on the Countywide Trails Plan Map and are an 
integral part of the overall county system. Specific land unit recommendations may be found 
below. 
    
  
The countywide trail should continue south as an 8 ft. asphalt trail on the east side of Centreville Rd. 
and a 5 ft. concrete sidewalk on the west side of Centreville Road. It may be desirable to provide a 
pedestrian trail parallel to the Cain Branch Stream Valley eastward to the Benjamin Franklin 
Intermediate School to provide controlled access for student groups going to Sully.  
  
         Trails planned for this land unit are delineated on Figure 10 and are an integral part of the 
overall county system. While some of the segments have already been constructed, the map portrays 
the ultimate system for the land unit. In addition, the map specifies either a pedestrian or bicycle 
classification for each segment, which represents the desired ultimate function of that trail. For new 
trails, specific construction requirements are detailed in the Public Facilities Manual.   
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LAND UNIT D-5 
 

CHARACTER 
  
         Land Unit D-5 consists of approximately 140142 acres and is bounded on the west by Route 28, 
on the northeast by Land Unit D-4 and substantial amounts of vacant land, and on the south and southeast 
by Land Unit E-1 (Figure 28 26). This land unit contains the Sully Historic Site on land owned by the 
Fairfax County Park Authority and is located entirely within the Sully Historic Overlay District. The 
remaining area within this land unit is part of the Dulles Airport property. The Park Authority has a 
formal agreement with the Metropolitan Washington Airports Authority to conduct archeological 
exploration on approximately 60 acres of airport property located within this land unit south of the Park 
Authority property.    
  
RECOMMENDATIONS  
  
Land Use  
  

1.  This land unit contains the Sully Historic Site and Heritage Resource-based Park which is  listed on in 
both the National Register of Historic Places and the Virginia Landmarks Register. Parcels 34-2((1))13 
and 14 are planned for public park uses as shown on the Comprehensive Plan Map. This property is 
administered by the Fairfax County Park Authority, which operates it as a public Countywide Heritage 
Resource-based Park. The land adjacent to Cain Branch south of the park is planned for private open 
space. The remaining land in this land unit is planned for public facilities, governmental and 
institutional uses and is part of the Dulles Airport property.    

  
2.  This land unit is almost entirely located within the Sully Historic Overlay District and is subject to the 

provisions of the Sully Historic Overlay District. Regulations and restrictions for this district are 
discussed below. The provisions of the Sully Historic Overlay District are found in Appendix 1, A1-300, 
Part 3 of the Zoning Ordinance.  

  
3.  Land uses which support southern Dulles Airport sector development such as the Udvar-Hazy Center 

of the future Smithsonian National Air and Space Museum Annex or similar institutions and a future 
Dulles Airport southern terminal should be encouraged.  
  
Transportation  
  
         Transit should serve the Sully Historic Site and a transit stop is desirable. Any transit facility in 
the area should be developed in such a way as to mitigate any negative visual impacts on the Sully Historic 
Overlay District.  
  
Heritage Resources  
  
       Land Unit D-5 and portions of Land Units D-4 and E-1 are located within the Sully Historic 
Overlay District. The provisions of the Sully Historic Overlay District are found in (Appendix 1, A1-
300, Part 3 of the Zoning Ordinance). The provisions have been adopted to protect Sully structures 
and grounds and to control development and uses that would have visual and operational impacts on the 
Sully complex and its environs. “All improvements shall be designed to be compatible with the scale and 
appearance of Sully”. “All development proposals must be reviewed by the Architectural Review Board”. 
In addition, the ordinance further provides, iIf there appears to be a conflict between Plan text and the 
provisions of the Sully Historic Overlay District, the overlay district regulations take precedence for the 
development of land within the historic overlay district. 
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FIGURE 28 26  
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Industrial and commercial uses are limited to those specified by the Overlay Zoning District regulations. The 
maximum height of freestanding signs should not exceed ten feet and maximum building height is 35 feet. All 
improvements, to include structures, signs, fences, street furniture, outdoor graphics, and public and private 
utilities, should be designed and installed to be compatible with the Sully complex in terms of mass, scale, color 
and visual impact. A planted buffer having a 200 foot minimum is required to be provided along lot lines which 
are contiguous to the Sully property. All proposed development within the historic overlay district must be 
reviewed by the Architectural Review Board and should be preceded by an archeological survey.  

  
  
Parks and Recreation  
  
         Complete Future development of the Sully Historic Site, to should include a new entrance road 
from the relocated Barnsfield Road interchange area and the planned visitor information and 
conference center. Seek cConveyance to the Fairfax County Park Authority of all federal land 
currently administered by the Park Authority under agreement with the Metropolitan Washington 
Airports Authority should be pursued.  
  
         Conduct aArcheological and historical studies to determine the relationship of Sully and Turley 
Hall should be conducted. If significant Sully-related relationships or artifacts are discovered, seek 
expansion of Sully Historic Site Park to include appropriate parts of the Turley Hall property.  
  
Greenways/Trails/Connectivity  
  
         Trails planned for this land unit are delineated on the Countywide Trails Plan Map Figure 10 
and are an integral part of the overall county system. Specific land unit recommendations may be 
found below.While some of the segments have already been constructed, the map portrays the 
ultimate system for the land unit. In addition, the map specifies either a pedestrian or bicycle 
classification for each segment, which represents the desired ultimate function of that trail. For new 
trails, specific construction requirements are detailed in the Public Facilities Manual.   
  
         As a critical component of the Greenway system multi-modal connection, non-vehicular access 
should be provided via the countywide trail planned between Sully and the future Udvar-Hazy 
Center of the Smithsonian National Air and Space Museum Annex across Route 28.  
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LAND UNIT E-1 

 
CHARACTER  
 
         Land Unit E-1 consists of approximately 140 159 acres and is located in the northwest 
quadrant of the intersection of Route 50 and Centreville Road. It is bounded on the east by 
Centreville Road, Sully Historic Site on the north, Dulles Airport property and Route 28 on the west, 
and Route 50 on the south. The northern portion of the land unit is within the Sully Historic Overlay 
District (Figure 29 27).  
  
         Less than 20 percent of Land Unit E-1 was developed as of January 1992. Typical 
development is office and industrial/flex use, and includes the Dulles Business Park. Strip commercial 
retail use. exists adjacent to the intersection of Centreville Road and Route 50. The northern portion 
of the land unit is developed with office and industrial/flex uses as well as retail uses located primarily 
along Route 50. Most of these retail uses adjacent to the intersection of Centreville Road and Route 
50 will be impacted when planned interchange improvements are made. A motel has recently been 
constructed adjacent to the retail uses along Route 50. Some land within Land Unit E-1 is located 
inside the DNL 60 dBA noise contour associated with projected operations at Dulles Airport.  
  
  RECOMMENDATIONS  
  
Land Use  
  
1.  This land unit, except for parcels 34-4((1))15, 28, 29, 31, 32, 33, 34, 35, 34-4((1))15A, 28A, 

29, 31, 32, 33, 34 and 35 is planned for campus-style office, and industrial/flex use up to a 
maximum FAR of .35 to be compatible with existing development. Ancillary retail use up to 
20 percent of the total development may be appropriate within office or industrial/flex 
buildings. In no event, however, should retail uses be developed as free-standing uses or as a 
shopping center.  

  
2.  Parcels (Tax Map 34-4((1))15A, 28A, 29, 31 and 32), fronting on Centreville Road are planned 

for low intensity office use, including medical office, up to a maximum FAR of .25 if 1) all the 
parcels are consolidated, 2) circulation and access are coordinated, and 3) land is dedicated for 
the planned interchange, as appropriate. As an option, community-serving retail use may be 
appropriate if the same conditions are met.  

  
3.  Parcels in the northwestern quadrant of the intersection of Route 50 and Centreville Road (Tax 

Map 34-4((1))33, 34 and 35), fronting on Route 50, are planned for and generally developed 
with low intensity retail uses at an average FAR of .15. Development on parcel 35 (Chantilly 
Market) should be contingent on consolidation with at least parcel 34 and access should be via 
Centerview Drive.  
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FIGURE 29 27  
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4 3. Several hotels have been developed in this land unit. Hotel use is appropriate as an option 

to the office and industrial/flex uses under the following conditions:  
    
•  The hotel use does not have direct access to Route 50 or Centreville Road; and  
  

• The hotel use will result in fewer peak hour trips than the planned office and  industrial/flex uses at 
.35 FAR, in accordance with the “Performance Criteria for Optional Uses” found in the Dulles 
Suburban Center Overview. 

 
5 4.  Much of the land in the vicinity of the intersection of Route 50 and Centreville Road may be 

used to accommodate the planned interchange; therefore, any development of this area should 
dedicate land for the interchange as appropriate.  

  
Transportation  
  
         If future studies determine that right-of-way is needed in Land Unit E-1 to facilitate 
development of an integrated transit system for the Dulles Suburban Center, then the needed right-
of-way should be provided through dedication, easements or other mechanisms, as appropriate.  
  
Heritage Resources  
  
  Part of the Sully Historic Overlay District lies within this land unit. The Sully Historic 

Overlay District in the Zoning Ordinance provides development guidance in addition to the land use 

guidelines stated above in Land Use Recommendations. (See Zoning Ordinance, section A1-300). 

The provisions of the Sully Historic Overlay District are found at Appendix A, A1-300 of the Zoning 

Ordinance. The provisions have been adopted to protect Sully structures and grounds and to control 

development and uses that would have visual and operational impacts on the Sully complex and its 

environs. All improvements shall be designed to be compatible with the scale and appearance of 

Sully. All development proposals must be reviewed by the Architectural Review Board. (Part 7-200 

of the Zoning Ordinance) If there appears to be a conflict between Plan text and the provisions of the 

Sully Historic Overlay District, the overlay district regulations should be used to determine the 

appropriate guidance for development of land within the historic overlay district.  
.  

  
         The provisions of the Sully Historic Overlay District have been adopted to protect Sully 
structures and grounds and to control development and uses that would have visual and operational 
impacts on the Sully complex and its environs. Industrial and commercial uses are limited to those 
specified by the Overlay Zoning District regulations. The maximum height of freestanding signs 
should not exceed ten feet and maximum building height is 35 feet. All improvements, to include 
structures, signs, fences, street furniture, outdoor graphics, and public and private utilities, should be 
designed and installed to be compatible with the Sully complex in terms of mass, scale, color and 
visual impact. A planted buffer having a 200 foot minimum is required to be provided along lot 
lines which are contiguous to the Sully property. All proposed development within the historic 
district must be reviewed by the Architectural Review Board and should be preceded by an 
archeological survey.  
  

Any development or ground disturbance in this sector, both on private and public land, 

should be preceded by heritage resource studies, and alternatives should be explored for the 

avoidance, preservation or recovery of significant heritage resources that are found. In those areas 
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where significant heritage resources have been recorded, an effort should be made to preserve them. 

If preservation is not feasible, then, in accordance with countywide objectives and policies as cited in 

the Heritage Resources section of the Policy Plan, the threatened resource should be thoroughly 

recorded and in the case of archaeological resources, the artifacts recovered.  
  
   
Greenways/Trails/Connectivity  
  
         Trails planned for this land unit are delineated on Figure 10 the Countywide Trails Plan Map 
and are an integral part of the overall county system. Specific land unit recommendations may be 
found below. While some of the segments have already been constructed, the map portrays the 
ultimate system for the land unit. In addition, the map specifies either a pedestrian or bicycle 
classification for each segment, which represents the desired ultimate function of that trail. For new 
trails, specific construction requirements are detailed in the Public Facilities Manual.  
  
         The countywide trail should be developed along the west side of Centreville Road and along 
the north side of Route 50. Connections should be provided across Route 28 to enhance the 
continuity of non-vehicular circulation across Route 28 and along Route 50.  
  
         As a critical component of the Greenway trails system, non-vehicular access should be 
provided via the countywide trail across Route 50 to Sully and the future Udvar-Hazy Center of the 
Smithsonian National Air and Space Museum. Annex.  
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CHARACTER  
  

LAND UNIT E-2  

         Land Unit E-2 consists of approximately 8588 acres and is located in the northeast quadrant of 
the intersection of Centreville Road and Route 50. It is developed with in retail use and includes the 
Sully Plaza and Sully Place Shopping Centers (Figure 30 28).    
  
  RECOMMENDATIONS  
  
Land Use  

 

1.  This land unit is planned for retail use with ancillary office use not to exceed 20 percent up to 
a maximum intensity FAR of .25 FAR. This will provide a transition in intensity to the 
residential areas located to the north and east.  

 

As an option, this land unit is planned for a mix of uses to include residential, retail, hotel and 
office uses up to an intensity of .50 FAR. However, additional drive through uses are not 
appropriate. In addition, the following conditions should be met to implement this option:   
  

a. Full parcel consolidation of the properties within Land Unit E-2; or at a minimum, 
demonstration that coordinated development could result in an integrated site 
design for the entire land unit;   
  

b. Residential use is in the range of 40 to 50 percent of Land Unit development, 
includes a variety of housing types, and is generally located along the area north 
and east of Metrotech Drive;    

 

c. Office use does not exceed 10 percent of the total development;   
     

 

d. The development area is large enough to provide a pedestrian oriented 
environment with a network of well-connected public spaces. These include plazas 
and open spaces that function as public places for people to gather and linger and help 
to integrate residential uses with the existing retail uses;   
  

e. Appropriate and compatible transitions to the surrounding residential 
neighborhoods as well as between retail uses and new residential development;  
  

f. Pedestrian connections to surrounding areas and to the existing pedestrian 
network;  
  

g. An internal grid of streets;  

  
h. Drive aisles and curb cuts are consolidated to improve the pedestrian environment 

and vehicular circulation; and  
  

i. Additional drive through uses are not appropriate.  

2.  Free-standing, auto-oriented retail, commercial and financial uses should be discouraged 
because of the potentially adverse visual impacts and because traffic related to free-standing 
uses can interfere with efficient auto and pedestrian circulation related to other commercial  
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development in the shopping centerland unit as well as traffic movement on the two major 
highways.  

 

3.  Commercial dDevelopment in this land unit should be designed to facilitate on and off-site 
pedestrian access and circulation and enhance the pedestrian environment thereby reducing 
dependence on the automobile. and enhancing the neighborhood-serving nature of this retail 
development.   

  
4.  Much of the land in the vicinity of the intersection of Centreville Road and Route 50 may be 

used to accommodate the planned interchange; therefore, any development of this area should 
dedicate land for the interchange as appropriate.   

  
5.  Development in this land unit should incorporate substantial landscaped open space to screen 

and buffer retail use from adjacent residential use to the north and east and to provide a visual 
amenity within this type of retail shopping center.  
  

 

Environment  
 

  Wetlands in this land unit should be preserved as open space.  
  
Transportation  

 

1. Land that will be needed for the future interchange at the intersection of Centreville Road and 
Route 50 should be dedicated.  

  
2. Direct access, that is, the exit and entrance to the Sully Place Shopping Center, should be 

improved on Route 50 and Centreville Road.  
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FIGURE 30 28  
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Greenways/Trails/Connectivity  
  
         Trails planned for this land unit are delineated on Figure 10 the Countywide Trails Plan Map 
and are an integral part of the overall county system. Specific land unit recommendations may be 
found below. While some of the segments have already been constructed, the map portrays the 
ultimate system for the land unit. In addition, the map specifies either a pedestrian or bicycle 
classification for each segment, which represents the desired ultimate function of that trail. For new 
trails, specific construction requirements are detailed in the Public Facilities Manual.  
  
  The countywide trail should be developed on the west side of Centreville Road and north side 
of Route 50.  
  
  Connections should be provided across Route 28 to enhance the continuity of non-vehicular 
circulation across Route 28 and along Route 50.  
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CHARACTER  
  

LAND UNIT E-3  

         Land Unit E-3 consists of approximately 350 361 acres in the southeast quadrant of the 
intersection of Route 28 and Route 50. Flatlick Branch of Cub Run forms the southern boundary 
and Walney Road forms the eastern boundary (Figure 31 29).  
  
  Most of tThe land unit is developed, primarily in with retail, industrial, industrial/flex, hotel, 
and campus-style office uses as well as an exhibition center located east of Route 28 and north of 
Willard Road. The industrial and industrial/flex uses are primarily located in the northern portion of 
the land unit, oriented to the Route 50/Route 28 interchange . This portion of the land unit which 
includes the Sullyfield Business Park., developed at an FAR of approximately .35. OOffice uses is 
are located in the southern portion of the land unit south of Willard Road and includes the Brookfield 
Corporate Center at a similar intensity. Approximately 40 acres of the land unit are developed with 
public uses, including the Chantilly post office and a Fairfax County Park Authority nursery 
operation. Chantilly Place Shopping Center is Retail uses are located at the northeast quadrant of 
the intersection of Route 28 and Willard Road. A small amount of retail commercial use is located 
and at the intersection of Route 50 and Walney Road. Part of this retail area includes a small retail 
center, Lee Jackson Station. The remainder of the strip retail uses in this vicinity may be impacted 
by the future interchange improvement planned for this intersection.The Chantilly Post Office and a 
Fairfax County Park Authority maintenance facility are also located in this land unit.    
  
  RECOMMENDATIONS  
  

Land Use  
  
1.  Except for Parcels 44-1((9))A-F44-1 ((9))1-6,8-18,B, and Parcels 34-4((1))41-45, the area 

north of Willard Road is primarily developed as the Sullyfield Business Park. Sullyfield is 
planned and developed as a mix of office, retail, hotel and industrial uses at an intensity up to  
.35 FAR.  

 

•  A mixed use center including office, retail, exhibition center and hotel uses, is planned 
for the northeast quadrant of the intersection of Route 28 and Willard Road (Parcels 
44-1((9))A-F 44-1((9)) 1-6,8-18,B). Recognizing the synergy of the unique mix of 
uses approved for these parcels, an increase up to a maximum FAR of .70 could be 
appropriate for said parcels provided: 1) traffic impacts on the surrounding road 
network, must be evaluated for any increase of development intensity above .35 FAR; 
addressed in conjunction with the any rezoning, proffer condition amendment and/or 
special exception application(s) seeking such an increase; 2) the redevelopment should 
contain a mix of office, retail, and hotel; and the exhibition center of no more than 
310,000 square feet; 3) the site should redevelop in a manner that provides a grid of 
streets that promotes safe and improved on-site vehicular and pedestrian circulation 
and a coordinated, high quality, urban style of architecture; 4) plans for redevelopment 
should include additional safe and convenient site access from abutting streets that is 
appropriate to the type and intensity of the ultimate uses and pattern of development. 
As an alternative to the requirement to provide additional access point(s) referenced 
above, reconfiguration of existing access points, with the demonstration that such 
reconfiguration will adequately mitigate the proposed additional traffic, may be 
permitted; and 5) a portion of the site should be designed to incorporate access to the 
site for enhanced public transportation, which is anticipated to be provided in the 
corridor.  



Staff Report for Plan Amendment 2013-III-DS1 

 

 

 

Page 159 of 231 

 

 

  
  

  

  
  

 
 

FIGURE 31 29  
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•  Parcels in the southwestern quadrant of Route 50 and Centreville Road  (Parcel 34-
4((1))41, 42, 43, 44 and 45) which contains Lee-Jackson Station, are planned for retail 
use up to a maximum FAR of .25 if 1) all the parcels are consolidated, 2) circulation 
and access are coordinated, and 3) land is dedicated for the planned interchange, as 
appropriate.  

  
2.  The area south of Willard Road contains the majority of the Brookfield Corporate Center and 

is planned for campus-style office and industrial/flex development up to a maximum of .35 
FAR to be compatible with existing uses and intensities. Ancillary retail use up to 20 percent 
of the total development, to serve employees, may also be appropriate and should be 
incorporated within the first floor of the office and industrial/flex buildings.  

 
 Transportation  
  
1. Access to this land unit should be oriented to existing roadways that intersect Route 28.  
  
2. Direct access to Parcel 34-4((11))A4 on Walney Road should be improved and not interfere 

with future intersection improvements.  
  
3.  If future studies determine that right-of-way is needed in Land Unit E-3 to facilitate 

development of an integratedintegrated future transit system for the Dulles Suburban Center 
area, then the needed right-of-way should be provided through dedication, easements or other 
mechanisms, as appropriate.  

  
Greenways/Trails/Connectivity  
  
  Trails planned for this land unit are delineated on the Countywide Trails Plan Map and are an 
integral part of the overall county system. Specific land unit recommendations may be found below.   
    
         The Flatlick Branch Environmental Quality Corridor (EQC) is a major east-west trail connector 
of the Dulles Greenway, providing access between the Cub Run Stream Valley Parks, eastern land 
units, and, by extension, the Fairfax Center area. Dedication of land or open space easements to the 
Fairfax County Park Authority and construction of the remaining sections of the stream valley trail is 
recommended as a condition of development or redevelopment of adjacent parcels.    
  
         The countywide trail should be developed along the Route 50 frontage. Connections shall be 
provided across Route 28 to enhance the continuity of non-vehicular circulation across Route 28 and 
along Route 50.  
  
         As a critical component of the Greenway system A multimodal connection, for non-vehicular 
access should be provided via the countywide trail across Route 50 to Sully and the The Udvar-Hazy 
Center of the future Smithsonian National Air and Space Museum Annex.  
  
         Trails planned for this land unit are delineated on Figure 10 and are an integral part of the 
overall county system. While some of the segments have already been constructed, the map portrays 
the ultimate system for the land unit. In addition, the map specifies either a pedestrian or bicycle 
classification for each segment, which represents the desired ultimate function of that trail. For new 
trails, specific construction requirements are detailed in the Public Facilities Manual.  
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CHARACTER  
 

LAND UNIT E-4  

         Land Unit E-4 consists of approximately 250274 acres and is located south of Route 50 with 
Walney Road as its western boundary. Elmwood Street, The Chantilly Mews, Pinewood Meadows 
and Winding Brook townhouse subdivisions form part of the eastern boundary. Flatlick Run and 
Waverly Crossing single-family detached residential subdivisions form the eastern and southern 
boundaries (Figure 32 30).  
  
         Approximately one-third of the The land unit is developed with a mix of uses including 
primarily as industrial and industrial/flex use, retail, office, residential and public facility uses. 
Retail uses are located along Route 50 and include an auto dealership. Industrial and office uses are 
concentrated along Willard Road north of Flatlick Branch. The remainder of the land unit is 
developed with residential uses with the exception of a few public facilities, including a Public uses 
include a rehabilitation facility, a fire and rescue facility and a Fairfax County Water Authority 
facility. The remaining land is developed primarily in retail and office use. The retail use is located 
along Route 50, and includes the Pohanka auto dealership.  
  
         An older single-family detached residential subdivision (formerly Rockland Village) located in 
the northern portion of the land unit between Walney Road, Chantilly Mews and Pinewood 
Meadows has been redeveloped with single-family attached and detached housing, as well as 
multifamily housing.  
 
RECOMMENDATIONS  
  
Land Use  
  
1.  Parcels in the southeastern quadrant of the intersection of Route 50 and Centreville Road (Tax 

Map 34-4((1))46, 47, 48, and 53A34-4((1))48 and 53A), are developed with low intensity 
retail uses at an average intensity FAR of .15 FAR. Redevelopment for retail use up to a 
maximum of .25 FAR may be appropriate if these parcels are consolidated into a single 
development proposal, access is coordinated and land is dedicated for the planned interchange.  

  
2.  Community-serving retail use is planned for most of the land fronting on Route 50 between 

Walney Road and Elmwood Street (Parcels 34-4((1)) 49, 50, 50A, 51) at a maximum overall 
FAR intensity of .25 FAR. Tax Map 34-4((1))52A is planned for retail use and developed as a 
bank. The parcel is planned to retain its existing intensity of .08 FAR. Landscaping should be 
provided on all perimeters of the site to enhance the visual attractiveness of development.  

  
3.  Tax Map Parcel 34-4((1))53 is planned for retail use up to a maximum FAR intensity of .20 

FAR. Building height should not exceed 35 feet. In addition, effective screening should be 
provided on Parcel 53 along Vernon Street to provide an appropriate transition to the 
residential neighborhood to the south.  

  
4.  As an option, the auto dealerships located on Parcels 34-4((1)) 49, 50, 50A, 51, and 53 may 

be appropriate for expansion up to a maximum overall FAR intensity of .30 FAR, provided 
the following conditions are met:  

 

a.  Massing and architectural treatments for buildings and parking structures should be 
designed to minimize visual impacts on the adjacent residential uses to the south. The 
design of parking structures should be integrated with that of the buildings they serve. 
Landscaping should be provided around the parking structures and/or adjacent to them to 
soften their appearance.   
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FIGURE 32 30  
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b. Lighting should be designed to avoid adverse impacts on the residential uses to the south.  
  

c.  Effective screening and buffering to the adjacent residential uses should be provided at 
a minimum to meet Zoning Ordinance requirements, including supplemental landscaping to 
allow for an appropriate transition.   

  
d.  Any redevelopment of the site should enhance pedestrian and bicycle connectivity.  
  

5.  Additional retail or auto-oriented uses are not planned for and are not appropriate along Route 
50 or Walney Road in this land unit, except as described above in recommendations #1, #2, #3, 
and #4.  

  
6.  Existing institutional and governmental uses include two churches and a fire station (Tax Map 

Parcels 34-4((6))46, 60-62 and 49, 68-70 and A2) that are a part of the community. If 
redeveloped, residential use up to 16-20 du/ac should occur if the following conditions are 
met:  

 

•  Substantial consolidation should occur in a manner that will provide for the 
development of any unconsolidated parcels in conformance with the planned use and 
intensity;  

  
•  Infill development is compatible with adjacent residential uses;  
  
•  Substantial buffers are provided to screen and protect adjacent residential areas against 

noise and lighting impacts;  
  
•  Building heights do not exceed 35 feet adjacent to existing residential development on 

the eastern perimeter; and  
  
•  Efficient access and coordinated circulation is provided.  
  

7. The area generally extending south of Vernon Street to the south of Dallas Street, east of Walney 
Road, is planned for and developed with residential use. This area is not within the Route 28 
Tax District and residential development will not affect the viability of the Tax District. 
Residential use may be appropriate at a density of 16-20 dwelling units per acre, if the following 
conditions are met:  

•  Infill development is compatible with adjacent residential uses;  
  

•  Development is designed in such a way that adverse impacts from adjacent 
nonresidential uses are ameliorated, incorporating such techniques as screening;  

  

•  Building heights do not exceed 35 feet adjacent to existing residential development 
on the eastern perimeter;  

  

•  Residential development is consistent with the county’s adopted policies regarding 
residential development in areas impacted by noise from Dulles Airport; and  

  

•  Access and circulation should be coordinated, particularly to prevent cut-
through traffic between Walney Road and Route 50.  

  
  
8.  Land between the former Rockland Village subdivision and Flatlick Branch is planned for and 
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largely developed with light industrial and industrial/flex use up to a maximum FARintensity 
of .35 FAR to be compatible with existing development. Ancillary retail uses up to 20 percent 
to serve employees may be appropriate if they are integrated into buildings with other primary 
uses.  

  
9. The land south of Flatlick Branch is planned for residential use at 2-3 dwelling units per 

acre and is developed with single family neighborhoods and a mosque. Residential 
development should be consistent with the county’s adopted policies regarding such 
development in areas impacted by noise from Dulles Airport.    

  
Transportation  
  
1. Access for Route 50 frontage development should be only via Elmwood Street/Metrotech 

Drive.  
  
2. Development access to Rockland Village should be oriented to Elmwood Street rather than 

Walney Road. If residential use is developed in Rockland Village then site design should 
discourage cut-through traffic from Walney Road to Route 50.  

  
Greenways/Trails/Connectivity  
  
         Trails planned for this land unit are delineated on the Countywide Trails Plan Map and are an 
integral part of the overall county system. Specific land unit recommendations may be found below. 
Trails planned for this land unit are delineated on Figure 10 and are an integral part of the overall 
county system. While some of the segments have already been constructed, the map portrays the 
ultimate system for the land unit. In addition, the map specifies either a pedestrian or bicycle 
classification for each segment, which represents the desired ultimate function of that trail. For new 
trails, specific construction requirements are detailed in the Public Facilities Manual.  
  
         The Flatlick Branch Environmental Quality Corridor (EQC) is a major east-west trail connector 
of the Dulles Greenway, providing access between the Cub Run Stream Valley Parks, eastern land 
units, and, by extension, the Fairfax Center Area. Dedication of land or open space easements to the 
Fairfax County Park Authority and construction of the remaining sections of the stream valley trail 
are recommended as a condition of development or redevelopment of adjacent parcels.    
  
         The countywide trail should be developed along the Route 50 frontage. Recognizing that 
providing continuous trails adjacent to the existing Route 50 right-of-way may not always be 
possible because of present interchange design, every effort should be made to provide other 
connections to enhance the continuity of the non-vehicular circulation along the corridor.  
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CHARACTER  
  

LAND UNIT F-1  

         Land Unit F-1 is bounded on the north by Washington Dulles International Airport, on the east 
by Stonecroft BoulevardWillard Road, on the south by Route 50 and on the west by the Loudoun 
County line (Figure 33 31). The land unit consists of approximately 265 292 acres of undeveloped 
land that are developed primarily with industrial uses with some retail uses along Route 50. as of 
January 1992, approximately 50 percent of which is in the Cub Run floodplain. A large portion of 
the land unit is in the Cub Run floodplain and associated Environmental Quality Corridor (EQC).   
  
  RECOMMENDATIONS  
  
Land Use  
  
1.  Land Unit F-1 is planned for office and industrial/flex uses along Route 50 and industrial 

uses on the northern portion adjacent to the Dulles Airport, with the exception of the Cub 
Run EQC which is planned for public park use as shown on the Plan Map.  

 

a.  The southern portion (along Route 50) is planned for high-quality campus-style office 
and industrial/flex use up to a maximum intensity of .35 FAR of .35, consistent with 
the type and character of development established in adjoining land units. Substantial 
setbacks, landscaping and screening should be provided along Route 50 and along 
Stonecroft Boulevard for an attractive appearance. Direct access to Route 50 should be 
permitted from Parcel 33-2((1))2 which is constrained on its eastern side by an EQC 
which traverses the parcel from north to south. In addition to existing access points, 
one new access point could be permitted to the balance of the land unit provided it does 
not impact environmentally sensitive lands. Substantial consolidation of small parcels 
is recommended and should be carried out in a manner that ensures that unconsolidated 
parcels have adequate access and can be developed in accord with the Comprehensive 
Plan. Architecture should also function as an element of design integration and 
architectural sketches should be made available for the public review process.  

  
b.  The northern portion, which is east of the EQC and includes properties fronting 

Murdock Street and areas to the north, are planned for construction related and 
industrial uses at an intensity up to .35 FAR. Outdoor storage should be screened from 
public view. Development applications for new and expansion of existing uses should 
perform an environmental assessment to mitigate any prior industrial contamination.  

  
2.  As optional uses, a hotel and/or conference facilities, restaurants, or cultural facilities may be 

appropriate. Given the extensive EQC in this land unit, public and/or private recreational uses, 
and public facilitiesincluding a golf course, should be considered if developed in an 
environmentally sensitive manner.  

   
Transportation  
  
1. A commuter parking lot served by transit may be appropriate for this area.  
  
2.  If future studies determine that right-of-way is needed in Land Unit F-1 to facilitate 

development of an integrated a future transit system for the Dulles Suburban Center area, then 
the needed right-of-way should be provided through dedication, easements or other 
mechanisms, as appropriate.   
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FIGURE 33 31  
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Trails/Connectivity Greenways/Trails  
  
         Trails planned for this land unit are delineated on the Countywide Trails Plan Map Figure 10 
and are an integral part of the overall county system. Specific land unit recommendations may be 
found below. While some of the segments have already been constructed, the map portrays the 
ultimate system for the land unit. In addition, the map specifies either a pedestrian or bicycle 
classification for each segment, which represents the desired ultimate function of that trail. For new 
trails, specific construction requirements are detailed in the Public Facilities Manual.  
  
  Stream Valley Recreational Trails: A trail connection should be provided to link the Cub Run 
Stream Valley Trail with the Sand Branch Greenway in Loudoun County.  
  
         Countywide Trail: Develop the countywide trail along Willard Road Stonecroft Boulevard 
south from Dulles Airport and west along the north side of Route 50. If a commuter park and ride 
lot and/or transit service is located in the land unit, adequate support facilities for bicyclists and 
pedestrians should be provided.  
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CHARACTER  
 

 

LAND UNIT F-2  

         Land Unit F-2 is bordered on the north by Land Unit F-3 which is planned and developed with 
a for a future county public safety facility. To the east, Land Unit F-2 borders is Dulles Airport, 
including the possible future site of the Annex to the Smithsonian Air and Space Museum. Land 
Unit F-2 is bounded on the south by Route 50 and on the west by Land Unit F-1 and Stonecroft 
BoulevardWillard Road. This land unit contains approximately 170 193 acres, about 135 acres of 
which were vacant, as of January 1992 (Figure 34 32).  
  
         Existing development consists of one- to three-story buildings in a well-landscaped setting 
office park that preserves large amounts of existing vegetation and enhances the site with water 
features. Both low-rise office and industrial/flex uses are present. A clearly defined identity exists, 
due to a unified design for architecture, landscaping, signage, lighting, pathways and bridges. A 
small church and its cemetery are located occupy near the Route 28/Route 50 interchange., 
approximately three acres near the Route 28/Route 50 interchange.  
  
         Dulles Airport is the location of the Udvar-Hazy Center of the Smithsonian National Air and 
Space Museum, immediately east of Land Unit F-2. The approved 2016 Washington Dulles 
International Airport Layout Plan identifies a specific site for a future southern terminal. There will 
be two public access options available in combination with a future dedicated terminal access road: 
1) from the north using the Dulles Airport Access Road; and 2) from the east using Air and Space 
Museum Parkway. Alternatively, if this area is developed for purposes other than a terminal, the 
same two public access road routes will be used. Access is from the interchange at Route 28 and Air 
and Space Museum Parkway. Although the Airport Master Plan includes alternative concepts for a 
possible future southern terminal, the 20-year Master Plan does not include a specific terminal site. 
If such a terminal is planned, Stonecroft Boulevard would be the probable future access to this 
facility.  
  
  RECOMMENDATIONS  
  
Land Use  
  
1.  This land unit is planned for office and industrial/flex uses up to a maximum .50 FAR, 

continuing the existing character and type of uses. Ancillary Support retail uses, not to exceed 
20 percent of total development, may be appropriate. Lodging,Hotel, restaurants, and/or 
cultural uses should be considered as optional uses. Any new development should maintain 
and enhance the high-quality design of the existing development.  

  
2.  Conventional strip or freestanding commercial development is not planned and is not 

appropriate along Route 50 and Stonecroft Boulevard Willard Road, except as specifically 
noted above in Land Use Recommendation #1.  

  
Transportation  
  
1.  If future studies determine that right-of-way is needed in Land Unit F-2 to facilitate 

development of an integrated transit system for the Dulles Suburban Center, then the needed 
right-of-way should be provided through dedication, easements or other mechanisms, as 
appropriate.  

  
2. Commercial retail uses are not planned and are not appropriate along Route 50.  
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FIGURE 34 32  
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 Trails/Connectivity Greenways/Trails  
  
         Trails planned for this land unit are delineated on the Countywide Trails Plan Map and are an 
integral part of the overall county system. Specific land unit recommendations may be found 
below.Trails planned for this land unit are delineated on Figure 10 and are an integral part of the 
overall county system. While some of the segments have already been constructed, the map portrays 
the ultimate system for the land unit. In addition, the map specifies either a pedestrian or bicycle 
classification for each segment, which represents the desired ultimate function of that trail. For new 
trails, specific construction requirements are detailed in the Public Facilities Manual.  
  
         The countywide trail should be continued west along the north side of Route 50. Connections 
should be provided across Route 28 to enhance the continuity of non-vehicular circulation across 
Route 28 and along Route 50. Trail connections to the proposed Udvar-Hazy Center of the 
Smithsonian National Air and Space Museum facility and to the stream valley parksGreenway parks 
south of Route 50 should be via Stonecroft BoulevardWillard Road.  
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LAND UNIT F-3  

         This land unit contains approximately 110 130 acres, and is entirely owned by the Fairfax 
County Board of Supervisors and is developed with the Fairfax County Police Driver Training 
Facility (Figure 35 33). The county plans to co-locate in this land unit the Consolidated Public Safety 
Academy Facility and the Work Training Center, a minimum security correctional facility. The 
Public Safety Academy will consolidate public safety facilities currently scattered elsewhere in the 
county and in West Virginia.    
  
  RECOMMENDATIONS  
  
Land Use  
  
1.      This land unit is planned for public facility use, and is developed with a police training 

academy. specifically for public safety training facilities, including a work training facility and 
medium security facility for minimum risk prisoners. This land unit should be developed in 
accordance with the plan, approved June, 1986 under 2232-C86-5, including all conditions for 
buffering and screening, noise mitigation and access. Any amendments to the approved plan 
should follow the same procedures, including public hearings, and provide for landscaping of 
a similar quality as adjacent development. Specific uses that may be developed at this facility, 
(according to the approved development conditions,) include a firearms training range; a driver 
training track and related facilities; and facilities for classroom training, outdoor practical 
exercises, and physical fitness training. An adequate buffer should be maintained around the 
facility to protect adjacent uses from any adverse impacts.  

  
Transportation  
  
         If future studies determine that right-of-way is needed in Land Unit F-3 to facilitate 
development of an integrated transit system for the Dulles Suburban Center area, the needed right-
of-way should be provided through dedication, easements or other mechanisms, as appropriate.  
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FIGURE 35 33 
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LAND UNIT G  

         This land unit is bounded on the west by Loudoun County, on the north by Route 50, on the 
east by Cub Run and on the south by the Pleasant Valley subdivision (Figure 36 34). The entire 
151166-acre land unit, developedunit is developed under the name of Lafayette Business Park, as a 
business park and includes industrial/flex and low-rise office uses. development, with industrial/flex 
the predominant use. Lafayette Business Park extends into Loudoun County and is served by the 
same loop road. Coordinated urban design elements such as ornamental fencing and landscaping, 
signage, and lighting unify the appearance of the business park. As of January, 1992, approximately 
95 acres were vacant.    
  
         Pleasant Valley Road bisects the land unit, connecting the residential areas to the south with 
Route 50. South of the land unit, Pleasant Valley Road is a two-lane country road, but it has been 
improved to with a four lanes section within the business park. Adjacent residential areas are 
separated from the business park by the Cub Run Stream Valley Park.  
  
         This land unit contains prehistoric sites as old as 11,500 years, as well as historic period sites 
and structures. The John Hutchison House, a house is listed in the Inventory of Historic Sites and, 
has been preserved and integrated into the business park as the visitor information center.  
  
  RECOMMENDATIONS  
  
Land Use  
  
1. Land Unit G is planned for low-rise office, light industrial, research and development, and 

industrial/flex use to be compatible with the existing uses, up to a maximum intensity FAR of  
.35 FAR. This dDevelopment should occur in a manner that provides high quality design on 
well-landscaped sites and continues to protect adjacent residential neighborhoods from 
negative impacts. Mitigation measures should include landscape buffering, screening, and 
protection from lighting glare. Substantial setbacks, landscaping and screening should be 
provided along Route 50 for an attractive appearance.  

  
2. Commercial retail uses are not planned and are not appropriate along Route 50.  
  
3. Public and/or private recreational uses may be appropriate optional uses in this land unit.  
  
4. Coordinated urban design elements between developments should be encouraged, including 

elements such as landscaping, signage, and lighting.  
  
Transportation  
  
         A commuter parking lot served by transit may be appropriate for this area.A portion of this 
land unit is recommended as a possible location for a commuter park and ride lot to be served by 
transit.  
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FIGURE 36 34  
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Trails/Connectivit Greenways/Trails  
  
         Trails planned for this land unit are delineated on the Countywide Trails Plan Map and are an 
integral part of the overall county system. Specific land unit recommendations may be found below. 
Trails planned for this land unit are delineated on Figure 10 and are an integral part of the overall 
county system. While some of the segments have already been constructed, the map portrays the 
ultimate system for the land unit. In addition, the map specifies either a pedestrian or bicycle 
classification for each segment, which represents the desired ultimate function of that trail. For new 
trails, specific construction requirements are detailed in the Public Facilities Manual.  
  
         A portion of the Cub Run Stream Valley Park and Environmental Quality Corridor is located in 
this land unit.The Cub Run Stream Valley Park/EQC forms the western boundary of the Dulles 
Greenway and is also a major element of the planned Northern Virginia Regional Greenway system. 
Internal trails should be developed to connect with the Cub Run Stream Valley trail through existing 
parkland in Land Unit G and to the countywide trail route planned along the south side of Route 50. 
The stream valley trail should be located to avoid adverse impacts on sensitive resource areas. It is 
desirable for Fairfax County trails to connect with Loudoun County trails.  
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LAND UNIT H 
 
CHARACTER 
 

Land Unit H contains approximately 880 935 acres and is bounded by Cub Run to the west, 
Route 50 to the north, Lee Road to the east and Old Lee Road to the south. The land unit is 
characterized by a mix of uses such as auto dealerships, warehousing and storage facilities, 
industrial/flex space, low-rise office and public facilities. is unique in that existing development is 
predominantly industrial in character, although nearly 500 acres were vacant as of January 1992 
(Figure 37). This land unit contains soft drink and beer bottling plants; a regional package shipping 
facility; and wholesale, warehousing and storage facilities. These and other similar uses generate 
considerable truck traffic on the local roads. In the Westfax Industrial Park, one mid-rise hotel has 
been built which is nominally on Route 50, but oriented to and accessed on Westfax Drive. Some 
industrial/flex uses exist, as well as some low-rise office development, particularly in the southeast 
corner of the land unit on Lee Road. A small amount of strip commercial development exists along 
Route 50 as well as a mid-rise hotel accessed from Westfax Drive (Figure 35).  
  
         Land Unit H also contains the Dulles Meadows Meadows of Chantilly Mobile Home Park. 
The mobile home park provides important affordable housing; however, the majority of this 
community is located inside the DNL 60 dBA noise contour associated with projected operations at 
Dulles Airport.  
  
         Public uses include the Cub Run Stream Valley Park, which forms the western border of Land 
Unit H and its tributaries traverse the land unit east to west. The Cub Run RECenter and Westfield 
High School are located in the southern portion of the land unit along with There are approximately 
70 acres of public land in the land unit, including parkland along Cub Run and its tributaries. The 
former Upper Cub Run Sewage Treatment Plant has been converted to a a county materials storage 
yard on the site of the former Upper Cub Run Sewage Treatment Plant.  
  
RECOMMENDATIONS  
  
Land Use  
  
1. Land Unit H is planned for industrial, research and development, and industrial/flex uses at an 

intensity up to a maximum FAR of .35 FAR.   
  
2.  An auto park may be appropriate as an optional use on Parcels 33-2((1))6 and 6A, 33-2((5)) 

B,C,D,E,F,J and 33-4((5))A.G,H if the conditions listed below are met. An auto park is 
defined as a large tract of land that accommodates two or more dealers engaged in automobile 
sales and service, as well as related ancillary services.  

 

Conditions:  

•  The auto park is a minimum of 50 acres in size;  
  
•  A unified development plan is provided for the entire site, recognizing that development 

may be phased as dealerships are added to the park;  
  
•  The primary uses in the auto sales park are all related to vehicle sales and service. 

Ancillary uses to serve customers may also be considered;  
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FIGURE 37 35  
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•  Substantial setbacks and a landscaped berm should be provided along Route 50 to screen 
view of the use from the road. A single freestanding sign to identify the auto park may 
be visible from Route 50; and  

  

•  Development should be oriented to Stonecroft Boulevard Willard Road, preferably with 
building placement designed to screen outside display and storage facilities from Route 
50. Substantial setbacks, screening and landscaping should be provided along Stonecroft 
Boulevard Willard Road to establish a campus-style setting. Signage at the auto park 
entrance(s) may be appropriate.  

 

3.  Industrial/flex use is appropriate in the southern portion of the land unit, along Lee Road and 
adjacent to the boundary of Land Unit J (Westfields International Corporate Center). Light 
industrial, research and development use and training may also be appropriate. Development 
should be integrated with existing or planned uses in the area.  

  
4. 3. Public and/or private recreational uses to serve the local community and employees may be 

appropriate optional uses in this land unit.  
  
5. 4. The Meadows of Chantilly Dulles Meadows Mobile Home Park should be recognized asis a 

viable residential area. This residential neighborhood should be protected; transitional 
screening requirements on adjacent industrially planned parcels should neither be waived nor 
modified. Dulles Meadows The Meadows of Chantilly Mobile Home Park should not be 
expanded because it is largely within the airport noise impact area. If the Mobile Home Park is 
redeveloped to other uses, then relocation assistance to the tenants of the park should be 
provided in accord with the guidelines of the Policy Plan.  
  

6. 5. Strip or freestanding commercial development is not planned for and is not appropriate along 
Route 50. Landscaping and facade improvements, including consistent signage, should be 
encouraged to enhance the appearance of existing retail uses.  

  
7. 6.  Parcel 34-3((1))1D is planned for industrial use as stated in Recommendation #1. As an option 

for Parcel 34-3((1))1D, auto dealership use (vehicle sales, rental and ancillary use) at an 
intensity up to .35 FAR may be appropriate, if access is limited to the two existing points of 
ingress/egress; and streetscaping, signage and site design are similar to the auto park uses west 
of Stonecroft Boulevard.  

  
7. As an option for Parcel 34-1((1))2A, auto dealership use (vehicle sales, rental and ancillary 

use) up to an intensity of .35 FAR may be appropriate on the western portion of the property 
with the following conditions:  

  
 • Vehicular access to the site is limited to ingress/egress along Pepsi Place.   

 • Substantial setbacks and a landscaped berm should be provided along Route 50; and.  
 

 • Streetscaping, signage and site design should be consistent with the auto park uses 
west of Stonecroft Boulevard.   

 

Transportation  
  
1.  If future studies determine that right-of-way is needed in Land Unit H to facilitate 

development of an integrated a future transit system for the Dulles Suburban Center area, the 
needed right-of-way should be provided through dedication, easements or other mechanisms, 
as appropriate. Land Unit H may be an appropriate location for maintenance facilities for an 
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integrated transit system. Such facilities should be designed to be compatible with existing 
and planned land use in the vicinity, by using such techniques as buffering and screening.  

 
2.  A commuter parking lot served by transit may be appropriate for this area.A portion of this 

land unit is recommended as a possible location for a commuter park and ride lot to be served 
by transit.  

  
Parks and Recreation  
  
         The Cub Run, Cain Branch and Schneider Branch Environmental Quality Corridors (EQCs) 
are planned as public parkland. Portions of these stream valleys contain sensitive resource areas 
which should be protected. through appropriate land management agreements with the Fairfax 
County Park Authority.  
  
         Portions of the undeveloped property bordering Cub Run Stream Valley immediately north of 
Westfields, Parcels 43-2((1))1 and 1A, may be suitable for development of active recreation 
facilities. This area is particularly well suited for park use because of its contiguity with the 
approximately 250-acre Richard W. Jones Park on the western side of Cub Run. The Fairfax County 
Park Authority should seek to acquire this property through dedication or a combination of 
dedication, easements, and use agreements.  
  
  Trails/Connectivity 

Greenways/Trails  
  
         Trails planned for this land unit are delineated on the Countywide Trails Plan Map and are an 
integral part of the overall county system.Trails planned for this land unit are delineated on Figure 10 
and are an integral part of the overall county system. While some of the segments have already been 
constructed, the map portrays the ultimate system for the land unit. In addition, the map specifies 
either a pedestrian or bicycle classification for each segment, which represents the desired ultimate 
function of that trail. For new trails, specific construction requirements are detailed in the Public 
Facilities Manual.  
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CHARACTER  
  

LAND UNIT I  

         Land Unit I consists of approximately 170 176 acres and is located in the southwest quadrant 
of the intersection of Route 28 and Route 50 (Figure 38 36). Lee Road forms the western boundary 
of Land Unit Iand Willard Road the southern boundary of Land Unit I. Almost all of the land in Land 
Unit I has been developed. Existing uses include a petroleum products depot, a research and 
development type structure, Chantilly Crossing Shopping Center, and a retail center along Chantilly 
Crossing Lane, several new office and industrial buildings and the Fairfax County Criminal Justice 
Academy. There is no direct access from this land unit to Route 28. Vehicular Aaccess to Route 50 
this land unit is via Lee Road.  
  
  RECOMMENDATIONS  
  
Land Use  
  
1.  This land unit is planned for light industrial and industrial/flex uses up to a maximum intensity 

FAR of .35 FAR. Development should be of high quality and attractive, particularly along the 
frontage of Route 28. Light industrial use should be oriented to Lee Road to be compatible 
with existing development on the west side of Lee Road in Land Unit H and industrial/flex use 
should be oriented to Route 28 opposite similar use in Land Unit E-3. As an option, high 
quality hotel and/or a mix mixture of office and industrial/flex uses are also appropriate in this 
land unit because of its high visibility. These uses should complement support the Udvar- 
Hazy Center of the National Air and Space Museum Annex through providing a balanced 
mixture mix of tourist and employment uses. The area north of the Environmental Quality 
Corridor (EQC) is most visible to Route 50 and offers the greatest potential to provide high- 
quality tourist oriented uses to support the Udvar-Hazy Center of the National Air and Space 
Museum Annexproperty.    

 

Subject to meeting the elements listed under “Performance Criteria for Optional Uses,” the 
land area north of Penrose Place and south of the EQC, as well as Tax Map 34-3((1))33 34- 
3((1)) 41G, may be appropriate for a mixture mix of uses including retail, restaurant and/or 
recreational facilities. Restaurant uses may be appropriate north of the EQC only if the use is 
limited to high-quality eating establishments that incorporate excellence in design, sitting, style 
and materials. Drive through and/or fast food restaurants are not appropriate. Private 
recreational uses may also be appropriate north of the EQC. With the exception of Tax Map 
Parcel 34-3((13))334-3((13)) 3A and 3B, for retail, restaurant and/or recreational uses, the 
following conditions should also be met:  

a.  A maximum intensity of FAR of .25 FAR;  
  

b.  Preservation of the EQCs environmental quality corridors which may be augmented 
by open space to preserve a minimum of 33 percent% of the site;  

  
c.  Access is limited to Lee Road and Penrose Place;  

  
d.  Any development of the site must demonstrate to the satisfaction of the Fairfax 

County Department of Transportation that it does not impede traffic flow on Route 50 
or the Route 50/Route 28 interchange and the interchange at Willard Road/Route 28; 
and  

  
e.  No more than four additional freestanding pad sites on the site.  
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FIGURE 38 36  
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Retail use is not planned north of the EQC; however, retail uses may be appropriate as an 
alternative to the hotel and private recreation uses that are planned for Tax Map Parcel 34- 
3((13))3A and 3B if the following conditions are met:  
  

f.  Limit development to a maximum of 67,500 square feet;  
  

g.  Demonstrate that traffic generated by this use will not adversely impact nearby 
intersections;  

  
h.  Provide high quality landscape and architectural design;  

  
i.  Drive through and/or fast food restaurants are not appropriate;  

  
j.  Provide signage that avoids the appearance of strip retail use; and  

  
k.  Provide a commitment to active recreation (land or funding) to offset the loss of the 

planned private recreation use on this site.  
  

2      The existing petroleum products depot, Parcel 34-3((1))30, should not be expanded.  
  

3.   As an option, propertiesProperties located along George Carter Way (Tax Map 34-3((14))B, 2, 
3, 4, 6 and 44-1((17))A, C, 1 and 5) may be appropriate for development with a mix of hotel 
(and/or accessory restaurant uses) and office uses up to an overall combined FAR of 0.70 
because of its visibility at the intersection of Route 28 and Willard Road and its proximity to 
Dulles International Airport, retail opportunities, and employment centers. This option’s 
development level is contingent upon meeting the following conditions:  

 

•  Limit overall development up to a combined 0.70 FAR. No more than two (2) hotels 
may be constructed within this land area; however individual hotel use(s) may 
develop up to a 1.0 FAR;  

 

•  Provide improvements to the intersection of Lee Road and Willard Road to mitigate 
traffic impacts;  

 

•  Development of this site should be phased with the improvement of Lee Road to four  
lanes and the above mentioned intersection improvements at Lee Road and Willard 
Road;  

•  Provide pedestrian connections to adjoining trails/walkways and transit stops;  

•  Provide a unified and coordinated development plan and orient some of the 
development towards Lee Road;  

 

•  Provide a comprehensive transportation demand management program in conjunction 
with any new development  on the land area.  The goal  of such a program  will be to 
reduce peak hour vehicle trips associated with the new office and hotel uses; and  

 

•  Access to/from the properties will be provided via George Carter Way. No additional 
access will be provided to/from Lee Road. No direct access will be provided to/from 
Route 28 or Willard Road.  
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Transportation  
  
1.  Access to this land unit should be via Lee Road, and. Eentrances along Lee Road should be 

consolidated. There should be no access to Willard Road or, Route 50 from this land unit.  
  
2. The intersection of Willard Road with Lee Road or Route 28 should be considered as a 

location for a future transit stop.  
  
3.  If future studies determine that right-of-way is needed in Land Unit I to facilitate development 

of an integrated transit system for the Dulles Suburban Center, the needed right-of-way should 
be provided through dedication, easements or other mechanisms, as appropriate. Land Unit I 
may be an appropriate location for maintenance facilities for an integrated transit system. Such 
facilities should be designed to be compatible with existing and planned land use in the 
vicinity, by using such techniques as buffering and screening.  

  
4. There should be no access to Willard Road, Route 50 or Route 28 from this land unit.  
  
Trails/Connectivity Greenways/Trails  
  
         Trails planned for this land unit are delineated on the Countywide Trails Plan Map and are an 
integral part of the overall county system. Specific land unit recommendations may be found below. 
Trails planned for this land unit are delineated on Figure 10 and are an integral part of the overall 
county system. While some of the segments have already been constructed, the map portrays the 
ultimate system for the land unit. In addition, the map specifies either a pedestrian or bicycle 
classification for each segment which represents the desired ultimate function of that trail. For new 
trails, specific construction requirements are detailed in the Public Facilities Manual.  
  
         The countywide trail should be developed along the east side of Lee Road from Route 50 south 
to Willard Road and along the Route 50 frontage. Connections should be provided across Route 50 
to enhance the continuity of non-vehicular circulation across Route 28 and along Route 50.  
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CHARACTER  
  

LAND UNIT J  

         Land Unit J is 1,156 acres comprised almost entirely of the Westfields International Corporate 
Center, at Dulles, an approximately 1,100-acre campus-style development of office a corporate 
office park with, conference center/hotel, industrial and industrial/flex space uses (Figure 39 37). 
The land unit is bounded on the north by Old Lee Road, on the northwest by Route 28 (Sully Road), 
Flatlick Branch and Walney Road, on the south by Poplar Tree Road, Stonecroft Boulevard and 
Flatlick Branch, and on the east by Braddock Road and Cub Run. Westfields has provided a 
network of landscaped sidewalk and trails and extensive landscaping, sidewalks, trails, a roadway 
network, recreation facilities, and other features for its planned development.enhanced 
Sstormwater detention facilities have been enhanced to that serve as ornamental ponds. and large 
amounts of existing vegetation have been preserved. Large natural buffers exist between Westfield's 
nonresidential development and adjacent residential areas., taking advantage of tThe Cub Run and 
Flatlick Branch Environmental Quality Corridors (EQCs) form some of the boundaries of the land 
unit and create a prominent natural features that traverse the land unit . A commuter parking lot is 
located on Stonecroft Boulevard, near its intersection with Westfields Boulevard.  
  
         The section of Land Unit J west of Route 28 has been partially developed for office and 
hotel/conference center use. The area east of Route 28 has been partially developed in office, 
industrial/flex and industrial uses, as of January 1992.   
  
  RECOMMENDATIONS  
  
Land Use  
  
1.  Land Unit J is planned at the baseline and approved for office, conference center/hotel, 

industrial/flex and industrial use at an average of .50 FAR except as noted in Land Use 
Recommendations #6 and #7 below. Future development should be consistent with the 
character of the existing development. High quality site, building and landscapeing design 
should be maintained throughout the land unit.  

  
         It is desirable that development in this land unit be designed to enhance transit serviceability. 

This can be achieved by placing buildings closer together or to the road; designing them 
around plazas; utilizing approaches to bring employees within walking distance of transit 
facilities or otherwise facilitating transit-oriented development.  

  
2. Mixed Use Focal Point  
  
         Described below are two options under which higher intensity mixed-use development may be 

appropriate for portions of Land Unit J in the vicinity of the intersection of Stonecroft 
Boulevard and Westfields Boulevard. The intent of this higher intensity mixed use 
development is to create a focal point to serve Westfield's employees, visitors, and nearby 
residents. Focal point development should be unified on one site, not split by a major arterial 
such as Route 28. Under either of these options the following applies:  

 

•  Access to this development should not be oriented to Route 28.  
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•  A parking maximum for commercial development in the focal point should  be  
established at the number of spaces required for office use at 1.0 FAR in conventional 
development without public transportation. To offset the decreased supply of parking, 
employers should be encouraged to participate in a transportation demand management 
program (TDM) including such alternatives as carpools and vanpools.  

 

•  The quality of development should reinforce the showplace standards established by 
Westfields.  

 

 •  A network of quality, publicly accessible urban parks should be provided per the Urban 
Parks Framework. There is an opportunity to connect the park spaces with Ellanor C. 
Lawrence Park, south of Westfields, and the planned trail along Poplar Tree Road. These 
connections to the county park system are encouraged and should be provided such that 
access to the park is enhanced while safeguarding its abundant natural and cultural 
resources.  

 

A limited amount of high-density residential development may be appropriate for 
incorporation within this mixed use focal point under either option under the following 
conditions:  

 

•  A mechanism is established by the county to permit residential development within the 
Tax District or the Tax District is amended to allow for the taxing of residential 
development without increasing the financial burden on other Tax District landowners or 
the county without their consent.  

 

•  Residential development should be consistent with the  county's  adopted  policies 
regarding residential development in areas impacted by noise from Dulles Airport.  

  
•  Residential development should be limited to mid-rise or high-rise buildings with a 

sufficient number of units to ensure a high-quality living environment with active 
recreation and other site amenities provided so as to avoid the creation of an isolated 
pocket of residential use within this area that is planned predominantly for nonresidential 
uses.  

 

Option A  
  
         A higher-intensity mixed use focal point may be appropriate within Land Unit J, including 
such uses as office, retail, and a hotel up to a maximum 1.0 FAR. The development should be 
designed to be transit friendly and to be served by public transit. This mixed use development should 
complement the higher intensity mixed use development planned in Centreville and in the Dulles 
Suburban Center Core (Land Unit A). The focal point development should be located between 
Route 28 and Stonecroft Boulevard astride Westfields Boulevard and limited to up to 50 acres in 
area and should not exceed 1 million square feet in gross floor area. The additional intensity (above  
.50 FAR) should be permanently transferred from within Land Unit J.  
  
Option B  
  
         Should a transit stop/station be programmed and located within the vicinity of the intersection 
of Westfields and Stonecroft Boulevards, but not in the median of Route 28, then higher intensity 
may be appropriate as follows:  
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•  Additional intensity over .50 FAR should be permanently transferred from within Land Unit J or 
from land already zoned for commercial or industrial development and located in areas between 
transit nodes in the Route 28 Tax District where decreased intensity is planned.   
  
  
•  Within a radius of approximately one-quarter mile of the transit stop/station site and within the 

Tax District boundary, a baseline intensity of 1.5 FAR is appropriate. Transition to lower 
intensities should commence within this area to ensure compatibility with adjacent uses.  

  
•  If higher densities permitted by transit can occur on both sides of  Route  28,  the  higher 

densities on the side of Route 28 other than that of the transit stop/station can occur only if it is 
phased with integrated pedestrian access or integrated van/bus service between the 
development and the transit station.  
  

•  Residential uses should be permitted and encouraged as part of the mix of uses as added  
intensity at an overall FAR of 2.25.  

  
3.  Parcel 44-3((1))15 is approximately 50 acres The property located north of the intersection 

of Stonecroft Boulevard and Westfields Boulevard is approximately 50 acres in size. A 
prominent feature of the property is the Environmental Quality Corridor (EQC) that traverses 
the center of the property covering approximately 40% of the site. Like other property in Land 
Unit J, the property is planned for office, conference center/hotel, industrial/flex and industrial 
use up to an intensity of .50 FAR.    

 

As an option, a predominantly multi-family residential development may be appropriate up to 
an intensity of .50 FAR if it creates a high-quality living environment within the context of a 
larger area that is planned for nonresidential uses. Office and limited retail uses may be 
integrated into the development. The following conditions should be met to implement this 
option:  
  
•  The majority of the development is residential and at least 80% of the units are in mid- 

rise multifamily structures with appropriate transitions provided between different uses 
and unit types.  

  
•  The south side of the EQC is developed with an urban character with predominantly mid- 

rise residential development, with limited retail and restaurant uses encouraged to serve 
both residents and visitors.  

  
•  Drive-through uses are discouraged.   
  
•  The north side of the EQC is appropriate for multifamily residential, townhouse or office 

uses.  
  
•  Site layout and building design create a pedestrian friendly environment oriented 

towards Stonecroft Boulevard that enhances and connects to the existing pedestrian 
network.   

  
•  Phasing of the development should not lead to an interim condition where there is an 

isolated pocket of residential development on the north side of the EQC.  
  
•  Development is sequenced such that infrastructure and public amenities to support the 

project, such as roads and parks, is completed with the first phase.   
      
•  A buffer from Route 28 provides noise attenuation and visual screening with measures 
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that include high quality landscaping that has a balanced mix of deciduous and evergreen 
trees and shrubs that are native species.  

  
•  The development mitigates negative transportation impacts to Stonecroft Boulevard 

and nearby intersections.   
  
4.  A substantial undeveloped buffer of not less than 250 feet in width should be maintained 

between Braddock Road and Westfields. This buffer is intended to provide the transition 
between residential development south of Braddock Road and Westfields nonresidential 
development north of Braddock Road. The following conditions should be maintained:  

 

•  This buffer should consist of existing and supplemental vegetation and land forms;  
  
•  No development or parking is appropriate in this buffer area;  
  
•  The areas adjacent to trails and ponds should be considered to allow amenities for use 

by employees and residents;  
  
•  No road access to the nonresidential development should be cut through this buffer to 

Braddock Road; and  
  
•  The siting and height of nonresidential development should not create a negative visual 

impact on existing or future residential communities. However, height increases should 
be considered in order to preserve green space when there will be no adverse visual 
impact on existing communities.  

 

5.  Adjacent to Sully Station Shopping Center, are Parcels 44-3((6))21 and 21A. A hotel is  
already planned and approved for Parcel 21A. Parcel 21 is planned for a campus-style office 
and industrial park. As an option, Parcel 21 may be developed in Like other property in Land 
Unit J, the area east of the Stonecroft and Westfields intersection (Parcels 44-3((6))21A1, 
21A2, 21C, 21D, 21E1, 21E2, 21F) is planned for office, conference center/hotel, 
industrial/flex and industrial use up to an intensity of .50 FAR. As an option, this area may be 
developed with neighborhood-serving retail and service uses, under the following conditions:  

 

•  The parcel is planned and designed comprehensively to function as an integrated 
development that is compatible with both the hotel and Sully Station Shopping Center;   

  
•  The development has pedestrian access to the hotel; and  
  
•  Access is from Stonecroft Boulevard or the planned extension of Poplar Tree Road.  

 

6.  Parcel 44-2((1))6A is planned for office, industrial/flex, and industrial use at a maximum 
intensity of .35 FAR, to be consistent with existing development to the north and west and to 
provide a transition to the residential development on the east side of Walney Road. There 
should be no direct access from this parcel across Parcel 44-4((10))26.    

  
         As an option,The Walney Village subdivision is planned and developed with residential use at 

5-8 dwelling units per acre. Residential development should be consistent with the county's 
adopted policies regarding residential development in areas impacted by airport noise. may be 
appropriate under the following conditions:    

 

•  A mechanism is established by the county to permit residential development within the 
Tax District or the Tax District is amended to allow for the taxing of residential 
development without increasing the financial burden on other Tax District landowners or 
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the county without their consent;  
  
•  There should be no direct access from this parcel across Parcel 44-4((10))26;  
  
•  Residential development should be consistent with the  county's  adopted  policies 

regarding residential development in areas impacted by noise from Dulles Airport; and  
 

•  Residential development should comprise a sufficient number of units to ensure a high-
quality living environment with active recreation and other site amenities provided so as 
to avoid the creation of an isolated pocket of residential use within this area that is 
planned predominantly for nonresidential uses.  

 

 

7. Parcel 44-1((1))6 consists of approximately 73 acres and is part of the Commonwealth Centre 
development,  located north of Westfields  Boulevard and  Newbrook Drive/  Park Meadow  
   Drive intersection. Commonwealth Centre is located east of Route 28 and north of 
Westfields Boulevard. Like other property in Land Unit J, this parcel property is planned for 
office, conference center/hotel, industrial/flex and industrial use up to an intensity of .50 FAR.  

 

As an option, retail uses may be appropriate up to an intensity of .20 FAR on 21 acres located 
north of Westfields Boulevard, within the loop road of Newbrook Drive. The following 
conditions should be met to implement this option:  

  
•  In order to create a sense of place, a network of well-connected public spaces should be 

provided. Plazas and open spaces should be designed to function as public places for 
people to gather and linger and help to integrate the proposed retail with the existing and 
planned office uses at Commonwealth Centre.  

  
•  The option will either result in fewer peak hour trips than the planned base level uses 

consistent with the Performance Criteria for Optional Uses or the development will 
mitigate negative transportation impacts to Westfields Boulevard and nearby 
intersections and not degrade the LOS below what it would be with implementation of 
the base level Plan. If such improvements and proposed mitigations are not possible, 
intensity should be reduced accordingly.  

  
•  The site layout and building design should link the open space to  the  EQC  and 

stormwater management pond, located to the north of Newbrook Drive, to create a 
shared amenity area.  

  
•  The site layout should provide for connectivity with adjoining properties and connect 

to the existing pedestrian sidewalk and trail network.  
  
•  Drive through uses are discouraged.  
  
As another option, multi-family and single-family attached residential and retail uses may be 
appropriate up to an intensity of .50 FAR on approximately 39 acres located north of the 
planned Newbrook Drive loop road. Any development under this option is deemed to be 
inclusive of the density bonus applicable to the dwelling unit type for affordable housing. In 
addition to the conditions listed above, the following conditions should be met to implement 
this option:  

 

COMPREHENSIVE PLAN MAP: The Comprehensive Plan map will be amended 

to show the Walney Village subdivision (Tax Map 44-2 ((2))) planned for 

residential use at 5-8 dwelling units per acre.  
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•  New residential and retail uses should be oriented to be functionally integrated with 
the approved retail uses inside of the Newbrook Drive loop road so as to create a 
vibrant mixed use environment.  

•  Adequate access and circulation should be provided.  
 

 

Transportation  
  
1. Rail Dedicated transit should be considered along Route 28 and other alternative routes in the 

land unit.  
  
2.  If future studies determine that right-of-way is needed in Land Unit J to facilitate development 

of an integrated transit system for the Dulles Suburban Center, then the needed right-of-way 
should be provided through dedication, easements or other mechanisms, as appropriate.  

  
3.  If any future improvements to Poplar Tree Road on the east side of Route 28 are required, 

every effort should be made to protect E.C. Lawrence Park by obtaining any additional right-
of-way (if needed) from the north side of Poplar Tree Road and minimizing impact on the 
parkland, to the extent possible.  

  
Parks and Recreation  
  

1.  The Fairfax County Park Authority should cooperate collaborate with Westfield officials 
property owners in Land Unit J to provide active recreation facilities, especially athletic 
fields, to serve employee and local community needs. As appropriate, access to Ellanor C. 
Lawrence Park should be enhanced via trail connections in the area of Poplar Tree Road.  

 

2.  Cub Run Stream Valley Park is located on the western boundary of this land unit. Portions of 
this EQC contain sensitive resource areas; however, development of the stream valley trail and 
other amenities such as wildlife observation, seating and open play areas within the outer 
perimeter of the EQC will enhance the passive recreation value of this natural resource.  

  
3. Flatlick Stream Valley Park borders this land unit on the south. The Rock Hill District Park is a 

10-acre park site located adjacent to Braddock Road outside the floodplain. The Park 
Authority has planned the park for active recreation uses, athletic fields, and natural resource 
protection and management. is suitable for the development of active recreation facilities.  

 
Greenways/Trails/Connectivity  
  
         Stream Valley Recreational Trails: Complete the Cub Run Stream Valley Trail through this 
land unit to connect with Flatlick Stream Valley Park. Completion of the Flatlick Stream Valley 
Trail through Westfields by means of a public access trail easement is desirable to connect with the 
recommended trail through Land Unit E-4.  
  
         Countywide Greenways/Trails: Trails planned for this land unit are delineated on the 
Countywide Trails Plan Map and are an integral part of the overall county system. Internal trails 
within Westfields are an integral part of the Dulles Greenway and should provide continuity of 
access between the Cub Run, Flatlick Branch EQCs, and Ellanor C. Lawrence Park. A 
pedestrian/bicycle access across Route 28 to Ellanor C. Lawrence Park should be considered as part 
of the Phase II transportation improvements.  
  
         Trails planned for this land unit are delineated on Figure 10 and are an integral part of the 
overall county system. While some of the segments have already been constructed, the map portrays 
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the ultimate system for the land unit. In addition, the map specifies either a pedestrian or bicycle 
classification for each segment, which represents the desired ultimate function of that trail. For new 
trails, specific construction requirements are detailed in the Public Facilities Manual.  
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 CHARACTER  
 

LAND UNIT K  

         Land Unit K is comprised in its entirety of Ellanor C. Lawrence Park, a 650611-acre site 
owned and managed by the Fairfax County Park Authority and classified as a Countywide Multiple 
Resources Resource-based Park. The park was created in 1971 through a private donation of 585 
acres to the Park Authority. Land for the park was donated by private citizens in the 1960s 
Additional developer dedications and land transfers to the Park Authority since 1997 have expanded 
the park to its present size (Figure 40 38).  
  
         Under the terms of the Lawrence agreement, the property is irrevocably designated to the 
Fairfax County Park Authority. This agreement further stipulates the FCPA is bound to contest any 
eminanteminent domain taking proceeding “in every fashion reasonably possible” and, under threat 
of forfeiture, constrains the FCPA in relinquishing any portion of the park property for any purpose 
other than as a public park.  
  
         The second largest single site in the FCPA system, the park contains a rich diversity of natural 
and heritage resources as well as active recreation facilities. Varied habitats including the Big Rocky 
Run stream valley, ponds, meadows, pine and oak forests support a large wildlife population. Deer, 
turkey, hawks, owls and songbirds inhabit the park and the spring wildflowers along Big Rocky 
Run are an annual attraction.  
  
         Nearly 70 archaeological sites have been recorded, documenting over 8,000 years of human 
habitation on this site. Major historic resources include the Walney Visitor Center, a renovated 200-
year-old farmhouse which serves as the primary point of visitor contact; Cabell's Mill, a renovated 
19th

 century gristmill which is available for rental; and Middlegate, the Lawrence home, which 
currently houses administrative offices.  
  
         Over 60 90 percent of the property is being administered administered as Park Authority 
designated Resource Protection Zones Managed Conservation Areas to protect and enhance 
significant ecological and cultural resources. The portion of the park located west of Route 28 is 
being has been developed with a complex of six athletic fields and sports courts.  
  
         Public use of the park has been increasing at the rate of approximately 20 percent annually. 
Over 35,000 visitor contacts were made in 1991, through participants in interpretive programs, 
Visitor Center activities and attendees at some 100 private functions at Cabell's Mill. These figures 
do not include participants in organized sports or informal users of the park trails. Negative aspects 
of this increased usage include increased incidents of poaching and increased levels of vehicular 
traffic through the park.  
  

   RECOMMENDATIONS  
  
Parks and Recreation  
  
1.     The overall management of Ellanor C. Lawrence Park, its proposed facilities, and natural 

and cultural resources are guided by the Ellanor C. Lawrence Park Master Plan.  
  
1. 2.  Ensure that sensitive ecological and heritage resource areas of the park are buffered by 

compatible adjacent land uses.  
  
2. 3. Complete Maintain Resource Management Plans to protect and enhance significant ecological 

and heritage resources.  
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FIGURE 40 38  
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3. 4.  Provide trail linkages to the Dulles Greenway System Sully Woodlands region and adjacent 
residential communities; consideration should be given to providing pedestrian/bicycle multimodal 
access across Route 28 as part of Phase II transportation improvements.   

  
  Transportation  
  
         Walney Road should be closed to non-park traffic in two phases: (1) as soon as possible, 
restrict through truck traffic; (2) in the long run, implement procedures for public road abandonment 
between the Visitor Center and Cabell's Mill/Middlegate when adequate access from Cabell's Mill 
subdivision to Stringfellow Road is completed.  
  
       Planned transportation improvements on Walney Road and Cabell’s Mill Drive should be 
designed to minimize impacts to Ellanor C. Lawrence Park.  
   
Greenways/Trails  
  
         Trails planned for this land unit are delineated on the Countywide Trails Plan Map and are an 
integral part of the overall county system. Trails planned for this land unit are delineated on Figure 
10 and are an integral part of the overall county system. While some of the segments have already 
been constructed, the map portrays the ultimate system for the land unit. In addition, the map 
specifies either a pedestrian, bicycle or equestrian classification for each segment, which represents 
the desired ultimate function of that trail. For new trails, specific construction requirements are 
detailed in the Public Facilities Manual. 
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LAND UNIT L  
 

 

         The Innovation Center Transit Station Area (TSA) Land Unit L consists of approximately 103 
acres and is located east of the Loudoun County boundary, north andbounded on the south of by the 
Dulles Airport Access Road (DAAR), on the west of east by the Reflection Lake community and 
south ofon the north by the Town of Herndon (see Figure 4113). The northern portion of the TSA is 
located in Land Unit L makes up the northern portion of the Innovation Center Transit Station Area 
(TSA) (see figure 41), while the southern portion is located in Land Unit A-1. A portion of the area 
is planned for transit oriented development (TOD) focused on the planned Innovation Center 
Metrorail Station. Land use options in support of TOD follow the baseline recommendations.  
  
         Note that other Plan guidance in the Dulles Suburban Center Overview, Area-Wide, Land Unit, 
and Design Guidelines does not apply to Land Unit L. For area-wide guidance for Land Unit L, 
please refer to the Upper Potomac Planning District.   
  
Baseline Recommendations for Land Units L-1, L-2 and L-3   
  
         Land Unit L-1 is developed as the Center for Innovative Technology (CIT), a state-supported 
research and development consortium of state universities and colleges. Land Unit L-1 at the 
baseline is planned for this existing institutional use.  
  
         Land Units L-2 and L-3 are located west of Rock Hill Road and are planned at the baseline for 
office and research and development uses. Tax map parcels 15-2((1))3, 4, 5 and 16-1((1)) 4A 
contain extensive Resource Protection Areas, Environmental Quality Corridors (EQCs) and 
floodplain. The development potential of these parcels is severely constrained. The restoration, as 
may be needed, and dedication of these properties to the Fairfax County Park Authority or other 
land conservation entity as part of a zoning action would address several goals, including 
preservation of environmentally fragile and valuable land and habitat, and providing open space 
amenities.   
  
         Land Unit L-2 (Parcels 15-2((1))4, 5, 16) is planned for a maximum intensity of .50 FAR. A 
hotel or conference center use up to .50 FAR which would appropriately complement the CIT is also 
appropriate in Land Unit L-2. Community-serving retail use incorporated on the ground level of 
buildings is desirable and appropriate.    
  
         Land Unit L-3 (Parcels 15-2((1))1, 2, 3 and 16-1((1))4, 4A) is planned for office and research 
and development use at a maximum intensity of .25 FAR at the baseline. Community-serving retail 
use on the ground level of office structures may be appropriate to serve employees.  
  
         Only a portion of the parcels that make up Land Units L-2 and L-3 are located in Fairfax 
County. Consolidation of land or parcels should occur such that the development results in well-
designed, high-quality uses that are functionally and visually integrated into the larger mixed use 
area planned in Loudoun County. Proposed development should be part of a project that 
incorporates a substantial and contiguous area in Loudoun County and is compatible with the uses 
and intensities planned by Loudoun County. All development proposals should demonstrate that any 
unconsolidated parcels within a land unit can be developed in a manner that complements the 
proposed development and is consistent with the recommendations of the Plan and at a minimum 
includes environmentally constrained land.   
  
         Public facilities analyses, including fire, police, schools, recreation, and transportation are 
performed in conjunction with any development application. The results of these analyses should 
identify necessary improvements, the phasing of these improvements with new development, and 
appropriate measures to mitigate other impacts. In addition, development of these land units should   
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 result in uses that are designed to be visually compatible with the residentially developed area of 
Land Unit L-4. Finally, active recreation areas for employees and residents should be provided.  

  
Rail Transit Option for Land Units L-1, L-2 and L-3  
  
  Consistent with TOD policy, this plan provides an option for a mix of uses ranging from .50 to 
2.8 FAR, based on distance from the Metrorail station. The Innovation Center Transit Station Area 
(TSA) includes Land units L-1, L-2 and L-3. The TSA is planned for a mixture of interrelated 
residential and nonresidential uses. The rail transit option may be considered once the provisions 
pertaining to Phase 2 rail improvements contained in the “Agreement to Fund the Capital Cost of 
Construction of Metrorail in Fairfax County” are accepted by the Fairfax County Board of 
Supervisors. Specifically, the terms and conditions of the 100% preliminary engineering cost 
estimate for Phase 2 must be approved by the Fairfax County Board of Supervisors, and the 
affirmative decision to participate in financing must be transmitted to MWAA.  
  
         This option is transit-supportive and includes multifamily residential, office, hotel, as well as 
retail uses designed to serve the TOD community. This mix of uses will allow the creation of a 
center of activity that is focused toward the planned Innovation Center Station. In addition the 
recommendations take advantage of the proximity of the CIT complex, Dulles Airport, the Dulles 
Access and Toll Road, to provide future employment opportunities and housing in the vicinity of 
Sully Road.  
  
         Within the Innovation Center Transit Station Area, the highest concentration of development 
should be closest to the planned Metro station. The mix of uses should create a critical mass of 
pedestrian activity as people live, work and recreate in this area. Existing residential communities in 
Fairfax County and the Town of Herndon create a transition to the planned higher intensity transit 
oriented development centered around the planned Metro station.   
  
  The goals for this area include the following:  

  
•  Achieve a compact, high-quality transit and pedestrian-oriented, mixed use community 

with the highest land use intensity focused within ¼ mile of  the  planned  Innovation 
Center Station.  

  
•  Create a safe pedestrian environment that is visually diverse and stimulating. Provide for 

public pedestrian access between the transit station and employment and residential 
destinations within and adjacent to the area. Any potential conflicts between non- 
pedestrian and pedestrian circulation are to be resolved in favor of the pedestrian right of 
way.  

  
•  Create functional, well coordinated, visually appealing roads, paths  and  trails  that 

provide linkages within the TSA and to adjacent residential areas within Fairfax County, 
Loudoun County, and the Town of Herndon.  

  
•  Link future development to the provision of appropriate multi-modal transportation 

improvements for all land units in this area and as indicated in the Plan text and as shown 
on Figures 23 22 through 26 25 in the Upper Potomac Planning District section of the 
Comprehensive Plan.  

  
•  Provide open space for active recreation (including athletic fields), passive recreation 

and visual relief.  
  

•   Protect and enhance environmental resources.  
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 Encourage parcel consolidation to realize the benefit of comprehensive urban design and 

circulation/access principles and environmental protection.  
 

•  Link development to the provision of needed public facilities.   
  
•  Protect adjacent residential neighborhoods from the visual  impact  of  development 

through use of building tapering, and/or landscaping features, maintaining a high 
standard for architectural quality, and minimizing noise, glare and traffic intrusion.  

  
•  Establish a mechanism for interjurisdictional collaboration to monitor and assure that a 

TOD land use, transportation, and public facilities balance is achieved and maintained in 
all development phases.    

 

General TOD Guidance  
  
         The vision of the Innovation Center Transit Station Area is to create an inter-connected multi- 
modal place that benefits surrounding areas. The proximity of a mix of uses to one another should be 
combined with easy access to multiple modes of transportation, particularly transit (including bus), 
walking and bicycling that is part of a larger area wide network.  
  
  The following urban design, transportation, noise, stormwater, and affordable and workforce 
housing recommendations apply to all development proposals.   
  

Urban Design  
  
         The TSA guidance establishes an environment that thrives around mass transit, minimizes the 
need for the single-occupant automobile, and fosters a vibrant pedestrian atmosphere. Compact, 
mixed-use development with the highest densities/intensities closest to transit station platforms, as 
well as opportunities to move safely, conveniently and enjoyably about the community by foot or 
bicycle are defining elements.   
  
         The protection of environmentally valuable areas is essential. Consolidation with parcels 
containing environmentally sensitive areas such as streams and wetlands should be supported in 
order to achieve dedication and ultimate preservation. These areas can provide needed passive open 
space and contribute to creating a pleasing mix of hardscape elements and natural landscapes.    
  
         Creating high-quality, built environments that result in a uniquely identifiable place is strongly 
encouraged. With respect to the CIT building, harmonious architectural and other design features to 
celebrate this iconic structure are encouraged throughout the TSA.   
  Buildings  
  
         Buildings should be designed at a scale that encourages pedestrian and street activity. The 
buildings should create an enjoyable, attractive, and safe environment to walk, bike, dine, relax and 
ride public transit. In order to accomplish these goals, building design placement and orientation 
should encourage activity both at the street level and in above-ground plazas. Architectural design 
features such as façade variations of window or building details are encouraged.   
  
         Ground-floor retail uses are encouraged in office, hotel and residential buildings, as well as 
parking structures to activate the street. These uses should be designed to complement the 
surrounding style. Free-standing or drive-through retail establishments are discouraged. Faux 
windows or storefronts should be used only when necessary, and long expanses of blank walls or 
facades should be avoided. If retail uses cannot be integrated into the first-floor facades, these 
façades should be decorated with store-front windows, awnings, and/or vegetated walls.   
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         Buildings should be oriented to and frame the street or the plaza on which the building is 
located. Buildings should have minimal setbacks. Any building setback should be used for features 
that contribute to the pedestrian environment, such as plazas, or entrance features. High-rise 
buildings are envisioned to maximize open space and take maximum advantage of proximity to 
transit. However, given the proximity of Dulles International Airport, review by the Federal Aviation 
Administration may be required for high-rise buildings.  
  
Urban Parks and Open Space   
  
         Urban parks in the form of plazas, courtyard or mini-parks should be incorporated into the 
designs of buildings and/or building complexes to serve the daily needs of residents, local 
employees, and visitors. These parks should be highly visible and easy to access from areas with 
most of the pedestrian traffic. Features may include trail connections, water features and short-term 
informal activities and programmed events intended to foster social interactions among users. These 
open spaces should be appealing places to gather with seating, lighting, landscaping and other 
amenities. These spaces should be integrated purposefully into the overall design of the 
development, and not merely be residual areas left over after buildings and parking lots are sited. 
Public art/sculpture should be incorporated into all open spaces. Opportunities for passive open 
space are present adjacent to streams and wetlands located throughout the area.   
  
Streetscape, Sidewalk, Trail and Road Features  
  
         A coordinated streetscape design should be developed to contribute to the identity of the CIT 
area. In addition to the roadway elements of on-street parking, bike lanes, travel lanes, and medians, 
the streetscape design should provide frontage of sufficient width to create a pedestrian zone to 
safely separate pedestrian activity from the roadway. Within the pedestrian zone, the space between 
the sidewalk and the building façade should be determined by the use of the adjacent building and 
should be used for outdoor cafés, seating, or browsing store windows. Wide sidewalks are 
encouraged to support the anticipated increase in pedestrian traffic and street furniture throughout 
the development area. The use of texture, pattern, and materials should be encouraged to make the 
setting interesting. Finally, a landscape amenity panel should be located next to the curb and may 
include streetlights, tree grates, planting beds, planters, paving, bus shelters, bicycle racks, public art, 
and benches.  
  
         This safe and attractive pedestrian and bicycle circulation system should unify the area, provide 
for well integrated connections to the Metro Station, adjacent residential neighborhoods, Fairfax 
County, the Town of Herndon, and adjacent Loudoun County. These sidewalks and trails should be 
integrated with active and passive open space and promote pedestrian access to all uses.  
  
         Streetscape improvements may be provided on a combination of publicly owned right-of-way 
and private property. When the public right-of-way is utilized to provide streetscape improvements, 
commitments should be made by the property owner or business organization to maintain the 
streetscape area. In addition, when the sidewalk is not entirely within the right-of-way, a public 
access easement will need to be provided for the portion of the sidewalk located on private property.  
  
         Existing vegetation, especially the large specimen trees should be preserved and incorporated 
into the site as much as possible. Landscaping should be provided that is attractive in all seasons, and 
provides shade to seating areas and pedestrian paths/sidewalks during summer months.   
  
         Roads should include features that create a high quality, attractive, functional and safe 
environment for the pedestrian, bicyclist, transit rider, or other non-motorized vehicle user. 
Pedestrians, bicyclists, motorists and bus riders of all ages and abilities should be able to safely 
move along and across streets. Safe and convenient pedestrian crossings such as raised crosswalks, 
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mid-block crossings and sidewalks should be provided to enhance pedestrian movement, reduce 
pedestrian and vehicular conflicts and improve accessibility. The design should be employed 
continuously and contain uniform or similar elements to make a cohesive circulation network.   
 
  Parking  
  
         Parking should be consolidated into structures and integrated into the streetscape. Except for 
on-street parking, surface parking should be avoided other than as allowed and needed on an interim 
basis to support occurring development.    
    
         Parking structures should be designed as integrated building features. The treatment of the 
structures, which can include retail as a ground floor use, should contribute to the visual appeal and 
vitality of the streetscape. Façades should be attractive and inviting from both pedestrian and 
vehicular perspectives and should incorporate features such as architectural elements or trees and 
other landscaping to provide visual interest.   
  
         To encourage transit use, shared parking for uses which have different peak demand periods, 
instituting paid parking, or other parking reduction techniques and commitment to parking 
maximums are recommended. This will reduce trips and more efficiently organize and utilize the 
area.    
  
Street Furniture, Bicycle Facilities, Lighting and Other Elements  
  
         Street furniture selections, such as benches, water fountains, bus shelters, covered trash 
receptacles and bike racks, should be included in a streetscape plan and be consistent with the area. 
This may include details such as the model, size, and finish of the street furniture. Bicycle features 
should be covered and security should be provided. Bus shelters should be provided at transit stops 
that protect patrons from the weather, are safe, easy to maintain, and relatively vandal-proof. A 
coordinated signage plan is essential to emphasize identity and provide a harmonious appearance.    
  
         Street lighting should maintain the overall character and quality of the area, providing adequate 
lighting levels that ensure public safety without creating glare or light spillage. Light fixtures should 
be full cutoff and use energy-saving technology in order to minimize the occurrence of glare, light 
trespass, and urban sky glow. Street lights should be located so as to not conflict with street trees at 
their projected maturity.  
  
Street and Median Planting  
  
         Street trees and other landscaping in the planting strips should be planted in an environment 
that promotes healthy root growth. Vegetation within the planting strips could include ornamental 
shrubs, ground cover, flowering plants, and grasses. These plantings should occur in areas that are 
clear of vehicles parked on the street, and they should incorporate hardscaped pedestrian access 
points.   
  
         Where medians are provided, they should be planted with attractive landscaping. Consideration 
should be given to the use of Low Impact Development techniques, and using native plants that are 
drought tolerant, low in maintenance, and resistant to disease, pollution and heat.  
  
  

Transportation   
  
  The strategy to accomplish and maintain a transportation and land use balance is based on 
six components:  
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•  Partnering with other jurisdictions to identify and implement regional solutions to multi-
modal transportation issues.  

  
•  Cooperating with other jurisdictions to identify and implement a coherent pattern or grid of 

“walkable” streets and safe, attractive bicycle facilities throughout the areas.  
  
•  Phasing transportation infrastructure, including a grid pattern of streets in the TSA in addition 

to major road links to the west and north. Development should be phased in such a way that 
effective transportation measures will be in place or substantially completed before proceeding 
to future development phases.  

  
•  Providing a realistic transportation demand management (TDM) plan to reduce single 

occupant vehicle trips.  
  
•  Achieving vehicle trip reduction goals contained in the TDM plan.  
  
•  Monitoring the TDM plan outcome to ensure an adequate multi-modal transportation system.   
  
         Transportation solutions for the area are based on the timely provision of transit (including 
bus), pedestrian and bicycle ways, road improvements and TDM measures. Collaboration among 
Fairfax County, Loudoun County, the Town of Herndon, and the Metropolitan Washington Airport 
Authority (MWAA) can bring about the implementation of a regionally-oriented approach that will 
benefit residents, employees and through-travelers. This cooperative effort should involve 
representatives of Fairfax County, the Town of Herndon, Loudoun County, and MWAA that can 
share information on a timely basis and devise approaches and strategies to meet transportation 
needs.   
  
         The recommendations contained in the Area Plan text and maps, the Policy Plan and 
Transportation Plan map, policies and requirements in the Public Facilities Manual, the Zoning 
Ordinance, and other standards will be used in the evaluation of development proposals.    
  
         Specific transportation recommendations are contained in the District-Wide Recommendations 
for the Upper Potomac Planning District, and in the Transportation Recommendations for the 
Greater Herndon Community Planning Sector (UP4). In addition, the following transportation 
recommendations should be addressed for any development proposal:  
  
Innovation Center Station Access  
  
         Direct pedestrian access from the Innovation Center Station to any proposed development is 
encouraged. If public facilities (fire, police, recreation) are constructed on parcel 16-1((1))11B, then 
separate direct pedestrian and bicycle access to them is also encouraged.  
  
Planned Roadway Improvements  
  
         The planned roadway improvements in and around the Innovation Center Transit Station Area 
must be phased as needed to support development. Within the Innovation Center Transit Station 
Area, it is critical to provide a grid system of streets that achieves internal connectivity and, if 
feasible, links to areas beyond.    
  
Roadways in this area are congested and, in some cases, under severe strain. Increased vehicle trips 
to and from the TSA will compound traffic congestion within the ½ mile ring radius and, 
potentially, on vicinity roadways in Western Fairfax County and the Town of Herndon. At least four 
cumulative lanes will be needed from the station area north to Route 606 and at least six cumulative 
lanes will be needed west toward the Route 28/Innovation Avenue interchange to accommodate 
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vehicle traffic attributable to the TSA.   
  
         As addressed under the Phasing and Monitoring section, these improvements are essential to ensure 
continued functioning of road networks in the TSA. Studies should be performed to identify  
the breadth of impact on vicinity roads.  
  
         Road improvements required to mitigate traffic impact on transportation facilities will extend 
beyond the Fairfax County Border. These improvements will be necessary to support each phase of 
development. To construct these roads will require multi-jurisdictional cooperation, and 
authorization as well as VDOT approval. The width, alignment and location of roads constructed to 
fulfill this requirement should complement the planned non-SOV-oriented character. Additional 
guidance about these major improvements is detailed next:  
  
•  North-South Road(s) –Four cumulative lanes are needed from the transit station area north to 

Route 606. They will serve as a major entrance to the area. A new four lane road should be 
constructed to the west of the existing Rock Hill Road. In addition, existing Rock Hill Road 
should be improved to a standard two-lane local access road. In its current alignment, Rock 
Hill Road should not serve as a primary access road to the TSA. The new four lanes to the west 
of Rock Hill Road should be the primary north-south access to the Innovation Center Transit 
Station Area.   

  
  If only two lanes can be constructed at this western access point, improved Rock Hill Road 
could serve as a second two lane north-south access to the transit station area.  
  
         It is the intent of this Plan that the existing Rock Hill Road should not be improved to four 
lanes. However, in the event that Loudoun County does not authorize other alternatives for north 
south access and these alternatives are determined to be infeasible, then as a last resort, existing 
Rock Hill Road could be improved to four lanes as a north-south access. This last alternative should 
only be considered provided that the neighborhood character of the existing communities along Rock 
Hill Road is protected. All manner of providing new access lanes to the west of Rock Hill Road 
should be pursued to avoid this alternative.  
  
•  East-West Road(s) – This road(s) will serve as a primary route for traffic arriving from and 

going to Sully Road. Six lanes are needed to support the transit station area. The lanes should 
be configured to create a non-SOV-oriented environment, and divided into smaller roads, with 
at least two connection points on the west side of the transit station area. A feature to be 
considered is signalization to balance vehicular and pedestrian flows. In addition, pedestrian 
and bicycle safety and connectivity enhancements should be addressed through applying urban 
design guidelines such as narrowed travel lanes, the addition of bike lanes and providing at- 
grade pedestrian crossings.  

  
•  Grid of Streets – A grid of streets should be implemented in the area that connects future and 

existing development in Fairfax County and if feasible, to adjacent future development in 
Loudoun County. The grid should create multiple points of access to Innovation Avenue to 
lead traffic to the west to Sully Road or north along the new north-south road(s) to Route 606. 
A hierarchy of streets should be delineated to lead traffic exiting and entering the transit station 
area to higher capacity roads intended to handle the traffic. To the extent that Innovation 
Avenue establishes a grid of streets across the County line, the road should be realigned.  

  
•  East-West Connector Parallel Road to the Dulles Toll Road – A road within the existing Dulles 

Toll Road right-of-way that would connect Centreville Road to the transit station area should 
be studied for feasibility and implementation. If the road cannot be accommodated within the 
existing Dulles Toll Road right-of-way, other connections could be examined that would also 
contain other modes of transportation. Regardless, multi-modal connections should be 
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implemented from the developments to the east of the transit station area and the Centreville 
Road/ Elden Street corridor to the TOD area.  

  

•  North-South Connector Bridge – Land for right-of-way should be reserved and contributions for 
construction should be apportioned until a new alignment is adopted. The right-of-way that is reserved north 
of the Dulles Toll Road should be to the west and outside the core TOD area and could cross the county line. 
The bridge should be coordinated with adjacent development areas so that all multi-modal connections are 
maintained within the TOD. Other transportation improvements should be re-evaluated if this bridge is 
implemented as it may impact transportation studies.  

 

Traffic Level of Service  
  
         Applicants requesting consideration of the rail-oriented options, which allow the highest 
intensities of the optional recommendations, shall demonstrate that the transportation system is kept 
in balance throughout the phasing of development. Consistent with adopted policy on Transit 
Oriented Development (TOD), a lower level of service may be acceptable within this TOD area. 
This performance-based approach requires applicants to provide improvements or other guarantees 
to maintain certain performance levels. These levels would be measured by levels of service or 
critical movement volumes or other measures as deemed appropriate by the Fairfax County 
Department of Transportation. Projects may be phased to coincide with the achievement of specific 
non-SOV (single occupancy vehicle) mode split or trip reduction objectives.  
  
  Remedies should be considered at locations where an acceptable level of service cannot be 
attained or maintained, as described below.   
  
Circulation and Access  
  
         As stated in the urban design section, an interconnected network of local streets with wide 
sidewalks on both sides of streets, delineated pedestrian pathways, and pedestrian crossings should 
be provided. Logical pathways should connect to external crossing points. Pedestrian movement and 
safety should be facilitated, in association with implementation of a wayfinding signage plan.   
  
         A coordinated pedestrian circulation system plan should be developed that demonstrates how 
interior portions of the transit station area will be connected to destinations and places within and 
surrounding the property.   
  
Transit, Pedestrian, and Bicycle Connectivity  
  
  Transit, pedestrian, and bicycle connectivity improvements are major elements of the 
transportation guidance supporting this Plan option. Transportation modes, other than single- 
occupancy vehicles, are preferred to support the increased density and mix of uses at the optional 
level of development. Transit, pedestrian, and bicycle connectivity will achieve the objectives of 
increasing transit usage, and creating a walkable and bike-able area. Pedestrian and bicycle 
enhancements relating to streets might include delineated crosswalks, bicycle lanes, signal re- 
timings, intersection sidewalk extensions (bulb-outs), mid-block crossings, street medians, reduced 
turning radii and other features designed into the street section with the goal of reducing conflicts 
with vehicles and improving safety, as allowed by VDOT.   
  
Transportation Demand Management (TDM)   
  
         The establishment of a Transportation Demand Management (TDM) program to encourage the 
use of transit (including bus), and non single occupancy vehicle transportation, will be needed. This 
program should utilize a variety of measures (see below) to achieve essential reductions in 
automobile trips to the TSA. TDM measure originating from commitments at rezoning will be 
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components of the overall TDM program for this TDA. TDM recommendations adopted by the 
interjurisdictional program will be given favorable consideration as possible components.  
  
  The goal of the TDM program will be to achieve specified trip reduction targets attached to  
 various phases of development. It should ultimately be maintained and funded by residents and business owners once 
development is completed. The TDM program should be designed to work in conjunction with, and enhance, the transit, 
pedestrian and bicycle connectivity improvements. TDM measures employed should facilitate and complement these physical 
improvements and urban design features.   
  
         The TDM program adopted should identify a full set of measures that could be implemented 
including alternative transportation services, support facilities and/or programs, and pricing 
measures. It should include enforcement, evaluation and penalty provisions in the event trip 
reduction thresholds are not achieved.   
  
         Transit ridership, in combinations with the TDM program should result in specified trip 
reduction levels identified for phases of development. The following minimum levels of trip 
reductions should be achieved:  
  
•  Within ¼ mile – minimum 30 percent trip reduction for residential and office  
  
•  Within ½ mile – minimum 25 percent trip reduction for residential, 20 percent for office  
  
•  Beyond ½ mile – to be determined with a TDM study  
  
         These reductions should occur in the peak hour at site build out, with lower levels of trip 
reduction expected in the interim phases of development. In addition to the goal of achieving the 
minimum trip reductions stated above, a TDM study and a parking study should be done at the time 
of rezoning. The intent of the parking study is to determine if parking reductions can be applied to 
help achieve the overall TDM trip reduction goal.   
  
         Further, the county should review parking requirements of the Zoning Ordinance to consider 
the full range of parking management strategies and other TDM strategies. The implementation of a 
successful comprehensive interjurisdictional TDM program will require cooperation so that property 
owners in the greater RT28/CIT area also participate, not just those within the transit station area. 
Precautions should be taken to ensure that inappropriate use of residential parking areas, including 
neighborhood street parking, in the adjacent areas does not occur. An interjurisdictional program 
may include paid parking, transit subsidies, ridesharing matching services, preferential treatment of 
carpool/vanpools, shuttle bus services to nearby transit stations, guaranteed ride home programs, 
marketing of commuter assistance programs, and other related measures designed to lessen use of 
single-occupant vehicles and boost HOV usage during peak commuting periods. A fuller list of 
TDM measures that could be considered are shown next.    
  
  

EXAMPLES OF TRANSPORTATION DEMAND MANAGEMENT (TDM) 
MEASURES  
  
Individual Employer TDM Measures  
Alternative Transportation Services  
•  Shuttle Bus(es)  
•  Company Vanpools  
•  Telecommuting  
  
Support Facilities/Programs  
•  On-Site Transportation Coordinator 
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•  Employer Ridematching Services  
•  Preferred HOV Parking Locations  
•  Flexible Work Hours  
•  Guaranteed Ride Home Program  

 

 
Pricing Programs  
•  Parking Management/Pricing Programs  
•  Subsidies for Use of HOV Modes  
  Implementation  
•  CEO and Board of Directors Commitment  
•  Proffers/Negotiated Agreements  
•  Participation in Transportation Management Association  
  
Areawide TDM Measures  
Alternative Transportation Options/Services  
•  Expand Transit Services (peak hours)  
•  Expand Transit Services (off peak & midday)  
•  Carpools  
•  Vanpools  
•  Shuttle Bus(es)  
  
Support Facilities/Programs  
•  Transit Center  
•  Park & Ride Lots  
•  HOV Lanes  
•  Preferred Parking Locations  
•  Multi-Employer Ridematching Services  
•  Guaranteed Ride Home Program  
  
Mixed-Use Development  
•  Mixed-use developments to include residential, commercial, support retail, hotel and 

institutional uses  
•  Development design should maximize pedestrian convenience and accessibility to on- 

site services  
  
Pricing Programs  
•  Road/Congestion Pricing Programs  
•  Parking Management/Pricing Programs  
•  Transportation Allowances  
  
  Implementation  
•  Employer Trip Reduction Ordinance  
•  Parking Management Ordinance  
•  Site Design Controls  
•  Proffers/Negotiated Agreements  
•  TMA Coordination  
  

Phasing and Monitoring  
  
         As stated in the Transportation Strategy section, “Development should be phased in such a way 
that effective transportation measures will be in place or substantially completed before proceeding 
to future development phases.” Although phasing of the ultimate development should be flexible, a 
grid of local streets should be established in the initial phase of each development. The design should 
create a dynamic streetscape and promote pedestrian safety and activity. The initial phase should 
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begin to substantially create multi-modal and pedestrian connections to the metro station landing. 
Establishing this grid pattern in the early phases of redevelopment should establish the identity of the 
place as a walkable, pedestrian-scaled, mixed-use area. In addition to establishing a grid of local  
streets, major road improvements should be phased to mitigate the impacts of each level of 
development  
  
         To ensure the transportation impacts of proposed development are fully addressed, the 
satisfactory preparation of an overall transportation study by the developer as part of a rezoning 
application is required. The study should demonstrate that impacts to traffic could be mitigated by 
phasing development in such a way that effective transportation improvements will be approved and 
funded including TDM measures, bus, Metro rail service and road improvements before proceeding 
with proposed development. The study should include alignment and phasing of an internal 
circulation system and submission of detailed transportation studies. The transportation study should 
evaluate existing transportation conditions and analyze the impacts of the traffic associated with the 
overall development. The recommendations of this study should include a TDM program to reduce 
trips. The results will be taken into consideration by the county in determining the timing of 
construction of improvements, initiation of TDM measures and/or contributions for off-site 
improvements. Additional roadway improvements in Fairfax County, Loudoun County or the Town 
of Herndon may be required based on the findings of the development’s traffic study. These 
improvements may be in addition to the transportation improvements currently cited in the adopted 
county transportation plans for Loudoun County, Town of Herndon or Fairfax County.  
  
         If the development is phased, detailed studies of development proposed for each subsequent 
phase should be provided at specified intervals (for example with each Final Development Plan) and 
follow the methodology described above. In any event, assurances will be expected that the 
transportation facilities and services assumed to be operational in the study will in fact be provided 
as stated. The transportation monitoring and evaluation program will be conducted at specified 
intervals acceptable to the Fairfax County Department of Transportation. The monitoring and 
evaluation program will include an analysis of the success of the transportation demand management 
program. Items will include evaluation of trip reduction and mode split; and secondly, an assessment 
of the performance of site entrances and signalized intersections, as determined by the Fairfax 
County Department of Transportation in cooperation with Loudoun County and the Town of 
Herndon.  
  
         If it is determined by the county during interim review that adverse impacts have not or cannot 
be successfully mitigated, the amount of development should be reduced to a level that can be 
adequately supported by transportation infrastructure. Should development phases be delayed or 
halted because the impacts have not been mitigated based on the TDM program targets, the 
developer will be responsible for providing other necessary transportation improvements. Failing 
that, appropriate contributions to a fund for eventual mitigation may be requested. The total level of 
development may be restored upon demonstrating that adequate infrastructure capacity is available. 
  
Noise  
  
         Proposed residential uses, outdoor activity areas and other noise sensitive areas may be affected 
by proximity to the Dulles Toll Road. Portions of the area are also located within one-half mile of 
the DNL 6960 noise contour for Washington Dulles International Airport. Furthermore some of the 
area may be affected by noise from the quarry located to the northwest in Loudoun County.    
  
         Noise studies may be required to demonstrate that these impacts will be addressed. Provision 
should be made to notify future residents of the area that they may be impacted by quarry operations. 
The use of planted terraces, maintenance of tree canopy through the areas under consideration, the 
use of planted roof gardens and planted sound absorption walls have been found effective 
management techniques for developments near airports.    
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Stormwater Design  
  
         Environmentally-friendly stormwater design should be an integral design principle that should 
be part of the conceptual stage of site development for all projects, recognizing that stormwater 
management measures may be phased with development. The stormwater design should first seek to 
minimize the effect of impervious cover, followed by the application of stormwater reuse, retention, 
detention, extended filtration and, where soils and infrastructure allow, infiltration to improve 
downstream waters. Coordination of stormwater management controls among multiple development 
sites may also be effective in achieving stormwater management goals in an efficient manner.  
  
         Stormwater management and water quality controls for development and redevelopment 
should be designed to return water into the ground where soils are suitable or reuse it, where 
allowed, to the extent practicable. Reduction of stormwater runoff volume is an important 
stormwater design objective. Reduction could occur through techniques that use plants and soils via 
landscaping measures, through techniques that reuse harvested rainwater in a variety of ways, and/or 
through approaches that infiltrate water into the ground to replenish aquifers and provide summer 
base flows to local streams, where soils and infrastructure allow.  
  
         The following are recommended for all new development and redevelopment:   
   

•  Stormwater quantity and quality control measures should be optimized with the goal of 
reducing the total runoff volume and/or significantly delaying its entry into the stream 
system. The emphasis should be on Low Impact Development (LID) techniques that 
evapotranspire water, filter water through vegetation and/or soil, return water into the 
ground or reuse it.   

   
•  LID techniques of stormwater management should also be incorporated into new and 

redesigned streets, as well as parking lots, where allowed and practicable.   
  
•  At a minimum, stormwater management measures should be provided that are 

sufficient to attain both the stormwater design-quantity control and 
   

 • Stormwater design-quality control credits [1] of the most current version of the LEED-NC 
or LEED-CS rating system (or the equivalent of these credits should be provided). If, on a  

                                                  
1. These credits, as set forth in LEED 2009 for New Construction and Major Renovations, are as follows:  

  

SS Credit 6.1: Stormwater Design-Quantity Control:  

  For sites that have greater than 50% impervious cover in the existing condition, the total volume of runoff released 
from the site in the post-developed condition for the 2-year, 24-hour storm should be at least 25% less than the total 
volume of runoff released in the existing condition for the same storm. Furthermore, the peak runoff rate for the 2- 
year, 24-hour storm in the post-developed condition should be at least 25% less than the existing condition peak runoff 
rate for the same storm.   

  For sites that have 50% or less impervious cover in the existing condition, the total volume of runoff released as well as 
the peak release rate for the 1- and 2-year, 24-hour storm in the post-developed condition should be equal to or less  
than the total runoff volume and peak release rate in the existing condition for the same storm. Alternately, a 
stormwater management plan that protects receiving stream channels from excessive erosion, including stream channel 
protection and quantity control strategies, may be pursued.   

  

SS Credit 6.2: Stormwater Design-Quality Control:  

  Stormwater runoff associated with the development should be controlled such that the first one (1) inch of rainfall is 
reused, infiltrated or treated in a manner through which 80% of the average annual post-development total suspended 
solids (TSS) are removed.   

 

  Equivalent approaches may incorporate coordinated stormwater management on multiple development sites and/or off-
site controls. Additional stormwater management efforts should be encouraged.   
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given site, the attainment of the stormwater design LEED credits (or equivalent) is 
demonstrated to not be achievable, all available measures should be implemented to the extent 
possible in support of this goal.   
  

Green Buildings  
  
         All new buildings should receive green building certification under an established rating 
system such as the U.S. Green Building Council’s Leadership in Energy and Environmental Design 
(LEED) program. The green building rating system used should be based on individual building 
certification, such as LEED-NC (New Construction) or LEED-CS (Core and Shell). LEED Silver 
certification, or the equivalent, is the minimum expectation for nonresidential development. 
Residential development should be guided by the Policy Plan objectives on Resource Conservation 
and Green Building Practices.  
  
Affordable Housing and Universal Design  
  
         All development should conform to county policies on affordable and workforce housing to 
encourage a diverse population of residents. Per county policy, any residential use should provide at 
least 12 percent of new units as affordable housing. The residential components should 
accommodate a variety of age groups, interests, and needs. The units should be accessible for those 
without cars, meet ADA requirements, and accommodate universal design.    
    
Parks and Recreation  
  
       A more compact, urban style of development is planned within ½ mile of the planned 
Innovation Center Station. As such, the urban parkland service level standards adopted by the 
Fairfax County Park Authority Board apply a service level standard of 1.5 acres of land per 1,000 
new residents and 1 acre per 10,000 employees. The maximum level of redevelopment will generate 
the need for approximately 6 acres of publicly accessible urban parkland which should be integrated 
with development on this site.  
 
       Urban parks within the Transit Station area support the goals of creating a critical mass of 
pedestrian activity centered around the planned Metro station. Urban park facilities such as pocket 
parks could include gathering areas, outdoor cafes, fountains or other focal points of interest and 
small performance spaces. The inclusion of other urban parks, such as off-leash dog areas, 
community garden plots, water features, tot lots, fitness courses and trails and plazas would allow a 
greater range of recreational facilities and amenities. Urban park sites should be publicly accessible 
and within walkable distance of most residential and mixed use areas.   

  
         The Upper Potomac Planning District is highly deficient in active recreation facilities, 
especially athletic fields. Little public parkland is available to support active recreation facility 
development. To offset the impacts of development on park and recreation service levels, land 
development projects should contribute land, facilities and/or funds to provide active recreation 
facilities, preferably on-site or near the development.  
  
         The area includes large sections of RPA and other natural resources, whose preservation and 
protection are Fairfax County goals. Dedication of these areas to the Fairfax County Park Authority 
or other conservation entity as part of a zoning action would address the goals of preserving 
environmentally valuable land and providing open space amenities.  
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Information and Communications Technology (ICT)  
  
         The Innovation Center TSA should include ICT infrastructure. Strategies and programs should 
be developed to ensure that all residential, commercial and public use structures in the TSA are 
designed and equipped to enable such information and communications networking.  
  
  
Land Use   
  
         Development should be guided by the TOD guidance set forth in the Policy Plan volume of the 
Comprehensive Plan. Consistent with that guidance, appropriate intensity should be governed by the 
distance from the rail transit platform based on concentric rings:  
  
•  ¼ mile: mixed use including office, research and development, hotel, retail and residential 

uses at an intensity up to 2.8 FAR  
  
•  ¼ to ½ mile: mixed use including office, hotel, retail and residential uses at an intensity up 

to 1.6 FAR  
  
•  Beyond ½ mile:  16-20 dwelling units per acre, at an overall intensity of approximately .50   

FAR.    
  
         Maximum intensity within each ring will be evaluated based on the considerations that 
development proposals give to TOD principles, road improvements, recreational facilities, and 
public service facilities, such as fire and police. Intensities apply to residential and nonresidential 
(retail commercial, office, institutional) uses. Projects that include areas of different intensity 
recommendations should have an overall intensity that is based on the proportion of land area 
associated with each intensity recommendation. The resulting development pattern should generally 
conform to the goal of locating the highest intensities closest to transit. Proposed intensities should 
be consistent with the urban scale and character that is envisioned for the area.  
  
         Tax map parcels 15-2((1))3, 4, 5 and 16-1((1))4A contain extensive Resource Protection Areas, 
Environmental Quality Corridors and floodplain. The development potential of these parcels is 
severely constrained. As an incentive to preserve open space, the planned development potential 
associated with these parcels may be applied as bonus intensity to a developable parcel within the 
TOD area as part of a zoning action, provided the entire encumbered parcel is dedicated to the 
Fairfax County Park Authority or another conservation entity. For example, assuming a parcel has a 
planned development potential of 10,000 square feet, this amount of development would be the 
bonus to be added to the receiving parcel provided that the resulting development demonstrates that 
building scaling, massing and open space are in accord with underlying site specific plan guidance 
and TOD principles and respect Resource Protection Areas, Environmental Quality Corridors and 
floodplain.   
  
Ring 1: Within ¼ mile: Mixed residential and nonresidential uses at an intensity up to up to 2.8 FAR   
  
       The Center for Innovative Technology, a state-supported research and development consortium 
of state universities and colleges, constitutes this area. The mixed-use recommendations that follow 
seek to establish parameters for future development by suggesting a minimum, a maximum, or a 
range of percentages for residential and nonresidential uses. These percentages are meant to be 
guides and they may need to be adjusted on a case by case basis in order to further other planning 
objectives. For example, a mixed-use project that contains an institutional use recommended in the 
Plan may not be able to achieve the minimum percentage of office use or may exceed the maximum 
for nonresidential use. Development under this option is subject to the following conditions:   
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•  Bus bays, the Kiss and Ride and pedestrian bridge pavilion associated  with  the  northern 
portion of the Metro station should be implemented and integrated into the development  

  
•  Public facilities analyses, including fire, police, schools, recreation, and transportation are 

performed in conjunction with any development application. The results of these analyses 
should identify necessary improvements, the phasing of these improvements with new 
development, and appropriate measures to mitigate other impacts.   

 
•  Although phasing of the ultimate development should be flexible, establishment of the 

pedestrian-scaled, mixed use character of the area should be established in the initial phase of 
development. This phase should include a grid street pattern, plazas and usable open space 
vertically-integrated land uses with ground-floor retail and other activity generating uses 
located along the street.   

  
•  A high quality living environment should be created through the provision of well-designed 

mixed-use projects that provide active recreation, entertainment and other site amenities. The 
mixed-use development should have a residential component that is at least 35 percent but no 
more than 45 percent of the total gross floor area of the development Each residential 
development should include on-site affordable housing that is well integrated and dispersed 
throughout the development.  

  
•  The nonresidential component of the area within the ring should include office, hotel, and 

support retail uses. The current institutional use (CIT) is planned to remain and serves as a 
focal point for future development. The office component, which may include space for 
research and development activities should be at least 40 percent of the development, but not 
exceed 50 percent of the total gross floor area. Support retail uses, to be located in office, hotel 
or residential buildings, should be at least 2 percent, but not exceed 5 percent of the total gross 
floor area. Retail should support the residents’ daily needs so as to minimize trips to 
neighboring communities. Hotel uses are encouraged and should be at least 5 percent but not 
exceed 15 percent of the total gross floor area.  

  
•  Consistent with the Transportation recommendations for the Rail Option, vehicular access is 

provided through Loudoun County.  
  
•  Environmental Quality Corridors should be dedicated to the Fairfax County Park Authority 

or other land conservation entity.  
  
•  Total parcel consolidation should be achieved.   

  
Ring 2: Within ¼ - ½ mile: Mixed residential and nonresidential uses at an intensity up to 1.6 FAR   
  
Ring 3: Beyond ½ mile: Residential use at 16-20 dwelling units per acre, at an overall intensity up to  
.50 FAR  
  
         The proposed development in Ring 2 and Ring 3 should be oriented toward the transit station 
area. In addition, appropriate transitions should be made to residential development in Fairfax 
County through tapering of building heights, substantial landscaping and other techniques as 
necessary.   
  
         Tax map parcels 15-2((1))3, 4, 5 and 16-1((1))4A contain extensive Resource Protection Areas, 
Environmental Quality Corridors and floodplain. The development potential of these parcels is 
severely constrained. The restoration, as may be needed, and dedication of these properties to the 
Fairfax County Park Authority or other land conservation entity as part of a zoning action would 
address several goals, including preservation of environmentally fragile and valuable land and 
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habitat, and providing open space amenities.   
  
         Only a portion of the parcels in these areas are located in Fairfax County. Consolidation of 
land or parcels should occur such that the development results in well-designed, high-quality uses 
that are functionally and visually integrated into the larger mixed use area planned in Loudoun 
County.  
  
  Proposed developments should be part of a project that incorporates a contiguous area in 
Loudoun County and is compatible with the uses and intensities planned by Loudoun County.  All   
development proposals should demonstrate that any unconsolidated parcels within a land unit can be 
developed in a manner that complements the proposed development in Loudoun County, is 
consistent with the recommendations of the Plan, and at a minimum includes environmentally 
constrained land.  
  
         The mixed-use recommendations that follow seek to establish parameters for future 
development by suggesting a minimum, a maximum, or a range of percentages for residential and 
nonresidential uses. These percentages are meant to be guides and they may need to be adjusted on a 
case by case basis in order to further other planning objectives. For example, a mixed-use project 
that contains an institutional use recommended in the Plan may not be able to achieve the minimum 
percentage of office use or may exceed the maximum for nonresidential use. Development under 
these options is subject to the following conditions:   
  
•  Although phasing of the ultimate development should be flexible, establishment of the 

pedestrian-scaled, mixed use character of the area should be established in the initial phase of 
development. This phase should include a grid street pattern, plazas and usable open space 
vertically-integrated land uses with ground-floor retail or other activity generating uses located 
along the street.   

  
•  A high quality living environment should be created through the provision of well-designed 

mixed-use projects that provide active recreation, entertainment and other site amenities. The 
mixed-use development should have a residential component that is at least 50 percent but no 
more than 60 percent of the total gross floor area in total, with residential becoming the 
primary use as distance from the platform increases. Each residential development should 
include on-site affordable housing that is well integrated and dispersed.  

  
•  The nonresidential component of the area within the ring should include office, hotel, and 

support retail uses. The office component should be at least 40 percent of the development, 
but not exceed 50 percent of the total gross floor area. Support retail uses, to be located in 
office, hotel or residential buildings, should not exceed 2 percent of the total gross floor area. 
Retail should support the residents’ and employees daily needs so as to minimize trips to 
neighboring communities. Hotel uses are encouraged and may comprise between 5 to 15 
percent of the total gross floor area.   

  
•  Consistent with the Transportation recommendations for the Rail Options, vehicular access 

is provided through Loudoun County.  
  
•  Environmental Quality Corridors should be dedicated to the Fairfax County Park Authority 

or other land conservation entity   
  
•  Development should result in uses that are designed to be visually compatible with the 

residentially developed area east of Rock Hill Road.     
  
•  Active recreation areas should be provided for employees and residents.  
          In addition, public facilities analyses, including fire, police, schools, recreation, and transportation are 
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performed in conjunction with any development application. The results of these analyses should identify 
necessary improvements, the phasing of these improvements with new development, and appropriate measures 
to mitigate other impacts.  
  
Area East of Rock Hill Road (Land Unit L-4)  

  
         The portion of the Dulles Transition Area located east of Rock Hill Road, Land Unit L-4, is 
planned for multifamily residential use. In order to meet the planning objectives of the Dulles 
Transition Area it is necessary that new development be responsive to site-specific conditions that  
 are outlined below for the land unit.  
  
Land Unit L-4  
  
         Land Unit L-4 is planned for residential use at 16-20 dwelling units per acre. Office, retail and 
other uses, such as a daycare center, designed to serve the residential community are also 
appropriate. These nonresidential uses should total a minimum of 5,000 square feet including a 
daycare center. Office and retail uses should be incorporated into the ground floor of residential 
structures, while a daycare center may be in a free-standing structure. A mix of building types to 
include low-rise garden style and mid-rise structures is encouraged as a way to facilitate a visual 
transition. A safe, attractive pedestrian circulation system should be provided. This system of 
sidewalks and trails should be integrated with passive and active open space and promote pedestrian 
access to all uses, elements and land units of the area and provide for connections to the existing 
residential community and to the planned countywide trails system.  
  
         The southern portion of Land Unit L-4 has been identified as the location for commuter 
facilities that would support Metrorail in the Dulles corridor. A development plan should be 
submitted that shows the area planned for residential use but noting that a portion of the site may be 
used for commuter facilities. In order to preserve the option for transit facilities in this location, 
development of Land Unit L-4 should be phased to progress from north to south so that the southern 
portion of the land unit remains vacant for as long as possible. In no case should units proposed for 
the southern portion of the site be transferred to the northern portion.  
         Once a site for a park-and-ride facility has been dedicated to the county, opportunities for joint 
public-private development of the site for transit parking and support retail uses should be explored. 
Pedestrian walkways should be provided to facilitate circulation from the transit station area and 
parking facility to adjacent uses and should connect to existing or planned walkways in adjacent land 
units and existing sidewalks or trails along major streets in or around the land unit. The development 
should be in conformance with the Urban Design and Placemaking section for the Transit Station 
Areas in the Dulles Corridor, located in the Reston Transit Station Areas section of the Plan.  
  
  Site-specific development conditions for Land Unit L-4 include the following:  

  
•  All parcels within the land unit are consolidated and developed as part of a unified 

development plan. However, it is recognized that the development of a possible transit 
facility is consistent with this condition;  

  
•  Development of this land unit should result in well-designed, high  quality  uses  and 

should be integrated with the adjacent land units;  
  
•  Visual impacts on existing low-density residential neighborhoods are minimized through 

height control, building setback, and transitional screening. Garden apartment structures 
should be located adjacent to the Reflection Lakes community and heights of these 
structures should not exceed 40 feet. Any mid-rise structures should not exceed 65 feet 
in height and should be located to front on Rock Hill Road and will not be adjacent to the 
Reflection Lake community. Any structure should be controlled by a fifty (50) degree 
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angle of bulk plane as determined from the rear lot line of the adjacent single-family 
homes;  

  

• A substantial buffer, 75 feet wide as far as practicable but 50 feet wide at a minimum, 
is provided next to the Reflection Lake community. This buffer should incorporate 
existing vegetation and be supplemented with additional landscaping as appropriate to 
screen the higher density residential areas from the existing single-family detached 
houses. If a commuter parking facility is developed on the southern portion of the site, 
a 75-foot buffer to the Reflection Lake community must be provided and the height of 
the structure should not exceed the height of any adjacent residence. Noise barrier 
measures should be incorporated into the garage design;  

 

• Provision is made for affordable housing either through compliance with the Affordable 
Dwelling Unit ordinance, if applicable, or an appropriate proffer of units or land for 
affordable housing as defined by the ordinance;  

  
• Active recreation uses should be provided to adequately serve the residents of the 

development;  
  
• Preservation and protection of the Environmental Quality Corridors;  
  
• All residential structures should incorporate noise attenuation measures as appropriate to 

meet the Interior Noise Level Standard P3, to achieve an interior  noise  level  not  to 
exceed 45 dBA Ldn; and  

  
• To prevent cut-through traffic, vehicle access to the area should be via existing and 

realigned Rock Hill Road and Innovative Avenue only, as shown on Figure 26 25 of 
the Upper Potomac Planning District. No connection from Rock Hill Road shall be 
made to Farougi Court, Maleady Drive or Parcher Avenue. A vehicle turn-around 
should be provided at the terminus of Parcher Avenue and elsewhere as appropriate.  

  
         Upon completion of the extension of Rock Hill Road across the Dulles Airport Access and Toll 
Road, mixed-use development up to a 1.0 FAR may be appropriate for the area within ¼mile of the 
transit station platform, subject to the following conditions:  
  
•  This option may be considered at such time as a funding agreement for Bus Rapid Transit  

(BRT) or rail, as described in the Land Use section in the Suburban Center Areawide 
Recommendations, is reached.  

  
•  A high quality living environment can be created through the provision of well-designed 

residential and mixed-use projects which provide active recreation, entertainment and other 
site amenities. Each residential development should include on-site affordable housing that is 
well integrated and dispersed throughout the development.   

  
•  The mixed-use development should have a residential component that is at least 35% but no 

more than 50% of the total gross floor area of the development.  
  
•  In the nonresidential component of the development, office uses should not exceed 50% of the 

total gross floor area and support retail uses, to be located in office, hotel or  residential 
buildings, should not exceed 15% of the total gross floor area. Hotel uses are encouraged.  

  
•  Retail uses located on the ground floor should have direct public access and display 

windows oriented to pedestrian walkways and where appropriate, vehicular drives and/or 
streets.  
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•  Pedestrian walkways should be provided to facilitate circulation throughout the land unit and 

should connect to walkways in adjacent land units and existing sidewalks or trails along major 
streets in or around the land unit.  

  
•  The development should be in conformance with the Urban Design and Placemaking 

section located in the Reston Transit Station Areas section of the Plan.  



Staff Report for Plan Amendment 2013-III-DS1 
 

 

 

Page 215 of 231 

 

 

 

 

 

 
II. DESIGN GUIDELINES FOR THE SUBURBAN CENTER 

CORE IN LAND UNIT A  
 

In addition to the design guidelines that are applicable to the entire Dulles Suburban Center, the 
following objectives and guidelines are specifically applicable in the core in Land Unit A. This core 
area ultimately will have the highest development intensities in the Suburban Center, as well as a 
future transit focus.  
  
DESIGN OBJECTIVES FOR THE CORE:  
  
1.  Create a clearly recognizable identity that relates to Land Unit A's function as the urban core 

for the Dulles Suburban Center; define the area as a whole, as well as areas of special 
character.  

  
2. Reinforce the order and legibility of the Core's circulation systems, to create a sense of place 

and allow people to move around easily within it.  
  
3. Create a visually appealing environment where people can conduct their business efficiently 

and safely, so that the Core attracts a high level of activity, preferably both day and night.  
  
  
GENERAL SITE PLANNING  
  
  - Create an urban development pattern by bringing buildings close to each other and to the 

road.  
  
         -  Create a street-level mix of support service and retail uses that is visually attractive, and 

which will focus services for pedestrian convenience. The concept should encourage 
pedestrian activities and contribute to the vitality of the area.  

  
         -  Create a comprehensive and well-marked system of safe and attractive sidewalks/trails 

that link adjoining buildings, plazas, shops, urban parks, greenways and recreation 
facilities.  

  
  - Incorporate parking into structures, either above- or underground, limiting surface 

parking only to small visitor lots, if necessary.    
  
         -  Develop the area adjacent to any future transit station to take maximum advantage of 

the pedestrian access directly from the station to the workplace. The area adjacent to the 
transit station should be attractive and inviting to commuters, with clear signage to make 
movement easy and convenient between the station, the workplace and the retail 
facilities.  

  
  - Integrate support services in retail establishments, on the routes commonly taken by 

transit users, in order to capture those shopping trips on the way to and from the office.  
  
  - Incorporate urban parks, large or small, within convenient walking distance of office 

buildings, in order to provide open space as a readily accessible amenity. 
 
 -  Encourage shared parking between uses with different parking needs such as hotels and 

offices, to use valuable land more efficiently and to reduce the amount of impervious 
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surface. 
  

 -        Build public spaces such as pavilions, plazas, and terraces for seasonal celebrations, fairs and other      
 community events, thus adding important vitality and evening activity. 

 

         -  Integrate parking decks and structures into the overall landscape to create a pleasing  
visual image. Perimeter plantings and spandrel planters on the decks/structures are 
encouraged to lend a softening effect to facades and add visual variety.  

  
  
IDENTITY: CREATING A SENSE OF PLACE  
  
         -  Reinforce the identity of the Core by developing a streetscape plan to be used on all  

public roads within the core. This could include consistent use of street trees species and 
styles of street furniture such as light fixtures, as well as special paving treatments at 
crosswalks.  

  
         -  Enhance the identity and legibility of the Core by developing a comprehensive signage 

plan that identifies both entries to the Core from major roads, as well as street entries to 
building complexes, parks, trails, etc. This signage should include consistent sign colors, 
lettering and shapes, and perhaps a logo for the Core, to alert users that they are in a 
special area.  

  
  - Define the special character of smaller areas within the Core by using landmarks such as 

distinctive public art or focal points such as a public plaza.  
  
  - Define the Core at its major entry points, using landscaping, walls, berms, and other 

methods create gateways and edges to the Core.  
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PLANNING SECTOR & PLANNING DISTRICT TRANSPORTATION MAPS: 
 

MODIFY  

FIGURE: Fairfax County Comprehensive Plan, 2017 Edition, Area III, Bull Run Planning District, 

as amended through 3-14-2017; Figure 2, “Bull Run Planning District Overview” page 6, 

to reflect the widening of Route 50, Willard Road, Walney Road and Lee Road; and the 

completion of collector roads in Land Units D3 and D4.  
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MODIFY  

FIGURE: Fairfax County Comprehensive Plan, 2017 Edition, Area III, Bull Run Planning District, 

as amended through 3-14-2017; Figure 15, “BR1-Dulles Airport Community Planning 

Sector” page 46, to reflect the widening of Route 50 and Lee Road; and the completion of 

collector roads in Land Units D3 and D4.  
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MODIFY  

FIGURE: Fairfax County Comprehensive Plan, 2017 Edition, Area III, Bull Run Planning District, 

as amended through 3-14-2017; Figure 17, “BR2-Upper Cub Run Community Planning 

Sector” page 51, to reflect the widening of  Route 50, Lee Road, Willard Road and Walney 

Road; and the completion of collector roads in Land Units D3 and D4. 
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MODIFY  

FIGURE: Fairfax County Comprehensive Plan, 2017 Edition, Area III, Bull Run Planning District, 

as amended through 3-14-2017; Figure 20, “BR3-Flatlick Community Planning Sector” 

page 57, to reflect the widening of Route 50, Willard Road, Walney Road and Lee Road.  
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MODIFY  

FIGURE: Fairfax County Comprehensive Plan, 2017 Edition, Area III, Bull Run Planning District, 

as amended through 3-14-2017; Figure 21, “BR3-Flatlick Community Planning Sector 

Access and interchange Recommendations” page 58, to reflect the widening of Route 50, 

Willard Road, Walney Road and Lee Road.  
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MODIFY  

FIGURE: Fairfax County Comprehensive Plan, 2017 Edition, Area III, Bull Run Planning District, 

as amended through 3-14-2017; Figure 24, “BR4-Stringfellow Community Planning 

Sector” page 64, to reflect the widening of Willard Road and Walney Road. 
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MODIFY  

FIGURE: Fairfax County Comprehensive Plan, 2017 Edition, Area III, Bull Run Planning District, 

as amended through 3-14-2017; Figure 25, “BR4-Stringfellow Community Planning 

Sector Interchange and Access Recommendations” page 65, to reflect the widening of 

Route 50, Walney Road and Lee Road.  
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MODIFY  

FIGURE: Fairfax County Comprehensive Plan, 2017 Edition, Area III, Bull Run Planning District, 

as amended through 3-14-2017; Figure 28, “BR5-Stone Bridge Community planning 

Sector” page 72, to reflect the widening of Willard Road, Walney Road and Lee Road.  
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MODIFY  

FIGURE: Fairfax County Comprehensive Plan, 2017 Edition, Area III, Pohick Planning District, as 

amended through 3-14-2017; Figure 2, “Pohick Planning District Overview” page 6, to 

reflect the widening of Route 50, Willard Road, Walney Road and Lee Road.  
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MODIFY  

FIGURE: Fairfax County Comprehensive Plan, 2017 Edition, Area III, Upper Potomac Planning 

District, as amended through 3-14-2017; Figure 2, “Bull Run Planning District Overview” 

page 6, to reflect the widening of Willard Road and Walney; and the completion of 

collector roads in Land Units D3 and D4. 
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MODIFY  

FIGURE: Fairfax County Comprehensive Plan, 2017 Edition, Area III, Upper Potomac Planning 

District, as amended through 3-14-2017; Figure 29, “UP5-Greater Reston Community 

Planning Sector” page 73, to reflect the completion of collector roads in Land Units D3 

and D4. 
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MODIFY  

FIGURE: Fairfax County Comprehensive Plan, 2017 Edition, Area III, Upper Potomac Planning 

District, as amended through 3-14-2017; Figure 34, “UP7-West Ox Community Planning 

Sector” page 87, to reflect widening of Route 50, Willard Road, Walney Road, Lee Road 

and the completion of collector roads in Land Units D3 and D4. 
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MODIFY  

FIGURE: Fairfax County Comprehensive Plan, 2017 Edition, Area III, Upper Potomac Planning 

District, as amended through 3-14-2017; Figure 37, “UP8-Lee Jackson Community 

Planning Sector” page 99, to reflect the widening of Willard Road and Walney Road; and 

completion of collector roads in Land Units D3 and D4.  
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MODIFY  

FIGURE: Fairfax County Comprehensive Plan, 2017 Edition, Area III, Upper Potomac Planning 

District, as amended through 3-14-2017; Figure 39, “UP8-Lee Jackson Community 

Planning Sector Interchange and Access Recommendations” page 101, to reflect the 

widening of Walney Road.  
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MODIFY  

FIGURE: Fairfax County Comprehensive Plan, 2017 Edition, Area III, Reston Planning District, as 

amended through 1-23-2018; Figure 7, “Reston Transportation recommendations” page 

27, to reflect the completion of collector roads in Land Units D3 and D4. 
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