Concept For Future Development

(Fairfax County Comprehensive Plan, 2017 Edition, Area Plan Overview, amended through 3-14-2017,
Introduction.)

The Concept for Future Development, as adopted by the Board of Supervisors on
August 6, 1990 and amended in 2012, sets forth a vision and direction for guiding
Fairfax County’s future growth and development. This Concept for Future
Development generally describes the types of land uses that are appropriate
throughout the county. It has been used in conjunction with the countywide
objectives and policies contained in the adopted Policy Plan to provide a
foundation and framework for the Area Planning process.

The Concept for Future Development consists of two elements: the Concept
Map, which shows the general location and character of future land uses, and the
Land Classification System, which describes the desired future character for each
area of the county in terms of eight broad categories, as shown on the Concept
Map. The document is found in Area Plan Overview section within each of the
four Area Plan volumes of the Comprehensive Plan.

The Concept for Future Development’s policy direction indicates that almost all
employment growth should occur within designated Mixed-Use Centers and
Industrial Areas. When combined, these centers and areas encompass about 10
percent of the county’s land area.

The remainder of the county is composed of Suburban Neighborhoods, Low
Density Residential Areas, and Large Institutional areas. In general, non-
residential development is not encouraged within the Low Density Residential
Areas; when appropriate, neighborhood-serving commercial services and
institutional uses are encouraged within the Suburban Neighborhoods if
compatibly scaled with surrounding neighborhoods.
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CONCEPT FOR FUTURE DEVELOPMENT MAP

LOCATIONS OF MIXED-USE CENTERS

Urban Center
1. Tysons

Suburban Centers

Centreville

Dulles (Route 28 Corridor)
Fairfax Center

Flint Hill

Lorton-South Route 1
Merrifield

NoOORrON

Community Business Centers
8. Annandale

9. Baileys Crossroads

10. Beacon/Groveton

11. Hybla Valley/Gum Springs
12. Kingstowne

13. MclLean

14. North Gateway

15. Penn Daw

16. Seven Corners

17. South County Center

18. Springdfield

19. Woodlawn

Transit Station Areas

20. Dunn Loring (inside Merrifield Suburban Center)
21. Franconia-Springfield

22. Herndon

23. Huntington

24. Innovation Center (inside Dulles Suburban Center)
25. Reston Town Center

26. Van Dorn

27. Vienna

28. West Falls Church

29. Wiehle-Reston East

LOCATIONS OF LARGE INSTITUTIONAL
AND INDUSTRIAL AREAS

Industrial Areas
30. Beltway South
31. 1-95 Corridor
32. Ravensworth

Large Institutional Land Areas
33. Fort Belvoir (Main Post and North Area)
34. George Mason University
35. Washington Dulles International Airport

Tysons Urban Center

Suburban Center

Community Business Center

L
% Transit Station Area
%///% Industrial Area

<€‘<‘f;§&“ Large Institutional Land Area
Suburban Neighborhood

Low Density Residential Area

Major Road - Existing (1-1-2017)

Q Metro Station - Existing (1-1-2017)

m Metro Station - Proposed
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SUMMARY: LAND CLASSIFICATION SYSTEM
Refer to the Areawide and District Recommendations for guidance on specific areas.

Tysons Urban Center:

Tysons is a significant economic engine to the region. The vision for Tysons includes a dynamic

urban center marked by the socioeconomic diversity of residents and workers,; a wide range of

opportunities and activities, the quality of buildings, aesthetics, and open spaces, and connections

and accessibility for all. Tysons includes four transit-oriented development (TOD) areas

surrounding four Metrorail stations.

¢ Elements of the framework for the future development of Tysons include: encouraging transit-
oriented development, improving the jobs/housing balance, providing diverse and affordable
housing, incorporating community benefits, and creating excellence in the public realm.

¢ A strong implementation strategy should provide the flexibility, accountability, and resources
necessary to achieve the vision for Tysons.

Suburban Centers:

Suburban centers are employment centers located along major arterials. These areas are evolving

to include mixed-use cores such as transit station areas and town centers that are more urban in

character. The core areas are generally surrounded by transitional areas of lesser intensity.

¢ Encourage a complementary mix of office, retail and residential uses in a cohesive moderate
to high-intensity setting.

e A grid of streets and well-designed pedestrian connectivity should be established in core areas.
The transitional areas outside of the core should have connectivity to core area amenities.
Similarly, connectivity should be provided between transitional area amenities and core areas.

¢ A balance of transportation and land use in core areas is important as suburban centers evolve
to be less dependent on the personal vehicle as a result of transit accessibility.

Community Business Centers:

Historically older community-serving commercial areas that emerged along major roadways,

Community Business Centers (CBCs) are areas where redevelopment should encourage a mix of

uses focused around a core area of higher intensity, such as a town center or main street in a

pedestrian-oriented setting. Transitions in intensity and compatible land uses should protect

surrounding stable residential neighborhoods.

e Appropriate revitalization and selected redevelopment advance the goal of sustaining the
economic vitality in older commercial centers and adjacent neighborhoods. Revitalization
efforts should also seek reinvestment in these communities and aim to foster a sense of place.
There may be a particular need to address aging infrastructure.

CBC’s should emphasize design that advances pedestrian amenities and circulation.

¢ Given limited transportation infrastructure, a balance of retail, residential and office uses should
optimize the generally older road networks that provide access to CBCs. Where appropriate, a
mix of uses is encouraged to create a more vibrant environment throughout the day.

Transit Station Areas:
These areas encompass Metrorail Stations (where applicable, a Transit Station Area might also
be adjacent to a Metrorail station in a neighboring locality) and are directly influenced by the
presence of access points to the Metrorail system. Transit station areas 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. Within the region, Metrorail provide a
vital public transportation choice that enhances accessibility and reduces the reliance upon
single occupancy vehicle use. Transit Station Area boundaries are strongly shaped by the area's
access characteristics and the relationship of the station to surrounding stable neighborhoods.
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e Refer to Appendix 11 in the Land Use section of the Policy Plan for the sixteen principles for
transit-oriented development in Fairfax County.

 Generally, Transit Station Areas constitute those lands within a primary and a secondary
development area. The primary development area is approximately a 5 minute walk from the
station platform. The secondary development area is approximately a 10 minute walk from the
station platform.

e A balance of uses and implementation of design guidelines should be achieved to create
desirable neighborhoods.

Industrial Areas:

The types of uses intended for industrial areas are generally regulated more strictly due to their

anticipated impacts to adjacent areas. This category is not appropriate for residential uses and

limits future office uses to those which are ancillary to industrial use.

e Industrial Areas should be located near major transportation corridors such as interstate
highways, railways and airports which are capable of transporting a high volume of goods and
contribute to overall regional accessibility. The direct accessibility to major transportation
corridors will help ensure that industrial traffic will not be routed through neighborhoods.

e Development of non-industrial uses should be discouraged. Office use generally should be
limited to those parcels which are specifically designated for office use in the Area Plans.

¢ Development near the edges of industrial areas should include effective buffering from
surrounding uses. Substantial setbacks and/or berms may be necessary in addition to
vegetative screening, particularly where these areas abut residential uses. Uses that generate a
minimum level of noise, glare, odors or truck traffic are preferable in transition areas and
edges.

Suburban Neighborhoods:

These areas contain a broad mix of allowable residential densities, styles, parks and open space

and contain the county’s established residential neighborhoods. Suburban neighborhoods are

considered to be stable areas of little or no change. Where appropriate, supporting neighborhood-
serving commercial services, public facilities, and institutional uses are encouraged provided that
the proposed intensities and character are compatible with the surrounding area.

e Parks and recreation facilities should be distributed throughout suburban neighborhoods as
needed to serve residents.

e Access and internal circulation for non-residential and higher density residential uses should be
designed to prevent adverse traffic impacts on nearby lower-density residential uses. Reliance
on the automobile should be diminished by encouraging the provision of pedestrian accessible
community-serving retail and support uses.

e For development within or adjacent to suburban neighborhoods that propose either a
significantly higher intensity or a change in land use, primary access should be from major or
secondary roadways which do not traverse adjacent stable residential areas. Transit service,
generally bus service, should be provided to those portions of the suburban neighborhoods that
are most likely to generate substantial ridership.

Low Density Residential Areas

The primary purpose of Low Density Residential Areas is to ensure the preservation of
environmental resources by limiting development primarily to low density, large lot residential
and open space uses. The loss of natural habitat coupled with the vital role that portions of these
areas serve in protecting water quality dictates that development in these areas be minimized.
These are stable areas of little or no change.
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¢ Low Density Residential Areas typically contain large lot single family detached housing and
open space. They are generally located along the Potomac River and the Difficult Run and
Occoquan watersheds. Policies emphasize the preservation of significant and sensitive natural
resources, especially protection of the county’s water resources.

¢ Institutional or other neighborhood serving uses should be of a compatible scale and intensity.

e Public facilities infrastructure is to be provided at an acceptable level of service without
substantial negative impacts to the natural environment. Public facilities in low density
residential neighborhoods should be limited to those which are required to be located in these
arcas. Public water and sanitary sewer service are generally not to be provided in these areas.

Large Institutional L.and Areas:

Includes publicly-owned state or federal land holdings that are not subject to the normal county
development review processes. The county should encourage state and federal agencies and
regional authorities to develop or redevelop their holdings only when plans are coordinated with
the county. The cumulative effect of institutional uses should be considered before additional
institutional and governmental uses or expansion of existing uses is developed.
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To request this information in an alternate format, call the Planning
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