MINUTES OF
FAIRFAX COUNTY PLANNING COMMISSION
WEDNESDAY, SEPTEMBER 18, 2024

PRESENT: Phillip A. Niedzielski-Eichner, Chairman, Commissioner At-Large
Timothy J. Sargeant, Vice Chairman, Commissioner At-Large
Evelyn S. Spain, Secretary, Sully District
John C. Ulfelder, Parliamentarian, Dranesville District
Mary D. Cortina, Braddock District
John A. Carter, Hunter Mill District
Chris Landgraf, Franconia District
Alis Wang, Mason District
Jeremy Hancock, Providence District
Candice Bennett, Commissioner At-Large

ABSENT: Walter C. Clarke, Mount Vernon District

OTHERS: Daniel Creed, Zoning Evaluation Division (ZED),
Department of Planning and Development (DPD)
William O’Donnell, ZED, DPD
Jill Cooper, Executive Director, Planning Commission,
Department of Clerk Services (DCS)
Teresa Desantis, Administration, DCS
Catherine Dushin, Deputy Clerk, Planning Commission, DCS
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The meeting was called to order at 7:30 p.m., by Chairman Phillip A. Niedzielski-Eichner, in the
Board Auditorium of the Fairfax County Government Center, 12000 Government Center

Parkway, Fairfax, Virginia 22035.
/

COMMISSION MATTERS

Chairman Niedzielski-Eichner explained that the agenda for tonight’s meeting included
Commission Business, one deferral of a decision only , and the conduct of two public hearings.
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Chairman Niedzielski-Eichner reminded that Commissioners were emailed copies of the draft
minutes for the July 2024 Planning Commission meetings. He requested that Planning
Commission members review the July meeting minutes and submit edits to staff prior to the
Planning Commission meeting on September 25, 2024. The approval of the July 2024 meeting
minutes was scheduled during the Planning Commission meeting on September 25, 2024.

I



COMMISSION MATTERS September 18, 2024

Chairman Niedzielski-Eichner announced the retirement of Karla Bruce, Chief Equity Officer at
Fairfax County Government. He recognized her distinguished achievements and remarkable
contributions to the Board of Supervisors and One Fairfax Policy. The Chairman wished Ms.
Bruce all the best and noted that he would look forward to meeting her successor.

Secretary Spain congratulated Karla Bruce on her retirement and highlighted Ms. Bruce’s
successful role in bringing equity into the policies, initiatives, and practices of local government.

//

Chairman Niedzielski-Eichner announced that a ten-minute time limit would be allotted for the
presentations during public hearings in accordance with the by-laws. A ringing device would
remind the applicant if they exceeded the ten-minute timeline.
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CODE AMENDMENT - PROPOSED AMENDMENTS TO CHAPTER 118 (CHESAPEAKE
BAY PRESERVATION ORDINANCE) OF THE CODE OF THE COUNTY OF FAIRFAX,
VIRGINIA (COUNTY CODE) RE: MATURE TREES AND COASTAL RESILIENCE AND
ADAPTATION TO SEA LEVEL RISE

(Decision Only)

Commissioner Sargeant MOVED THAT THE PLANNING COMMISSION DEFER DECISION
ONLY ON THE PROPOSED AMENDMENTS TO CHAPTER 118 (CHESAPEAKE BAY
PRESERVATION ORDINANCE) OF THE COUNTY CODE TO A DATE CERTAIN OF
SEPTEMBER 25, 2024.

Commissioner Cortina seconded the motion which was carried by a vote of 10-0. Commissioner
Clarke was absent from the meeting.

//

ORDER OF THE AGENDA

Secretary Spain established the following order of the agenda:
1. SE 2024-PR-00006 — VIRGINIA HOSPITAL CENTER ARLINGTON HEALTH
CENTER D/B/A VHC HEALTH

2. PCA 82-P-069-26/CDPA-82-P-069-03-06/FDPA-82-P-069-07-09
(RZPA 2023-SP-00033) - TPC HORNBAKER LC

This order was accepted without objection.

Chairman Niedzielski-Eichner recited the rules for public testimony.
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PCA 82-P-069-26/CDPA-82-P-069-03-06/FDPA-82-P-069-07-09 September 18, 2024
(RZPA 2023-SP-00033) — TPC HORNBAKER LC

SE 2024-PR-00006 — VIRGINIA HOSPITAL CENTER
ARLINGTON HEALTH SYSTEM D/B/A VHC HEALTH -
Appl. to permit a Medical Care Facility. Located at 7234
Arlington Blvd., Falls Church, 22042 on approx. 2.42 ac. of land
zoned C-6. Providence District. Tax Map 50-3 ((12)) 12.
PROVIDENCE DISTRICT. PUBLIC HEARING.

Kathryn Taylor, Applicant’s Agent, Walsh, Collucci, Lubeley & Walsh, P.C., reaffirmed the
affidavit dated July 22, 2024.

There were no disclosures by Commission members.

Daniel Creed, Zoning Evaluation Division, Department of Planning and Development, presented
the staff report, a copy is in the date file. He stated that staff recommended approval of SE 2024-

PR-00006.
Ms. Taylor gave a presentation on the subject application.

There was a discussion between Mr. Creed; Ms. Taylor; Mason Deal, Intuitive Health; Mike
Pinkoske, VIKA Virginia, LLC (VIKA); Nick Richardson, VIKA; and multiple Commissioners

regarding the following:

e The applicant conducted a significant amount of public outreach and commented about
its positive impact on the future development;

e The applicant clarified that the site did not maintain “code 3” ambulance response
services, the visitors would use private vehicles, and ambulance transportation might be

used to transfer patients to a nearby hospital;

e Confirmation from the applicant that ambulance services would be rarely used, and that
all ambulance operators would be instructed to turn off the equipment’s emergency lights

and sirens within 500 yards of the facility;
e The applicant confirmed that the noise impact would not be significant,

e The applicant presented a slide with the depiction of pedestrian connections and clarified
that a new 6-foot-wide sidewalk along the northern drive aisle would be constructed
together with a 10-foot-wide shared-use path on the eastern side along Graham Road;

e The applicant was also committed to remove a service road to allow for an expanded
pedestrian zone along Arlington Boulevard and to install another 10-foot-wide shared-use

path along Arlington Boulevard;



SE 2024-PR-00006 — VIRGINIA HOSPITAL CENTER ARLINGTON September 18, 2024
HEALTH SYSTEM D/B/A VHC HEALTH

e The applicant also confirmed that a few crosswalks would be installed at the south-east
corner to provide improvements to mitigate traffic impact and to enhance safety at the
location;

o The applicant emphasized that the applicant would offer various service lines of
marketing to the community, inform the community about the facility’s functions and
usage, assist with health care decision-making strategies, and provide cooperation with
financial aid;

e According to the national study, the facility was expected to receive 80 percent of its
volume within 15-minute driving time;

¢ Confirmation from the applicant that a service road to be removed was within the public
domain, and that the applicant would make necessary transportation improvements;

e The applicant confirmed that there was a concern about cutting-through at the north-
eastern portion of the intersection of Arlington Boulevard and Graham Road, and that a
public easement would be created to utilize the driveway and make improvements subject
to the Virginia Department of Transportation’s (VDOT) approval.

e The applicant would address safety concerns, extend medians, and build a pedestrian
refuge area at the end of the intersection of Arlington Boulevard and Graham Road;

¢ The applicant collaborated with VDOT regarding the restriction of turns at the
intersection for safety purposes;

e The applicant’s engineer confirmed that the purpose of a pedestrian refuge area was to
extend and widen an existing median across the crosswalk along Graham Road to allow
for a 6-foot refuge that would protect pedestrians;

¢ Confirmation from the applicant’s engineer that they conducted two meetings with
VDOT, and the applicant’s design plans were submitted to VDOT for approval;

e The applicant discussed the proposed striping and additional improvements at the
Graham Road and at the northern site driveway intersection to prevent blocking the
intersection and adding a left turn for safety purposes;

e Discussions about the lack of a crosswalk across Graham Road, about an improved
sidewalk along Graham Road, and what would be the safest alternative for the
pedestrians;

e Confirmation from the applicant’s engineer that the existing retaining wall located in the
site would be preserved, and that a new retaining wall would be installed in front of it;
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SE 2024-PR-00006 — VIRGINIA HOSPITAL CENTER ARLINGTON September 18, 2024
HEALTH SYSTEM D/B/A VHC HEALTH

e The applicant confirmed that the proposed 6-foot-wide sidewalk would be adjacent to a
retaining wall and would provide a pedestrian connection from Graham Road to a
community center along the north side of the drive aisle.

Chairman Niedzielski-Fichner called the first listed speaker.

Blaine Elkins, 7111 Terry Lane, supported the application, but expressed concerns about cut-
through traffic at the intersection.

Mr. Creed confirmed that with the proposed configuration a left turn would be added and right-in
and right-out turns would be restricted, which would enhance pedestrian safety and decrease the

amount of cut-through traffic.

Mr. Elkins voiced a concern that the proposed development could cause traffic delays on
Arlington Boulevard.

There being no additional speakers, no speakers from the audience, no rebuttal from the
applicant, no comments or questions from the Commission, and staff had no closing remarks;
therefore, Chairman Niedzielski-Eichner closed the public hearing and recognized Commissioner

Hancock for action on this application.
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Prior to the motion, Commissioner Hancock noted the positive aspects of the proposed
development. He mentioned that trees would be added to the site and emphasized the adherence
to open space requirements and to stormwater management regulations.

Prior to the motion, Ms. Taylor confirmed for the record their agreement to the development
conditions dated September 5, 2024.

Commissioner Hancock MOVED THAT THE PLANNING COMMISSION RECOMMEND TO THE
BOARD OF SUPERVISORS THE FOLLOWING ACTIONS:

e APPROVAL OF SE 2024-PR-00006, SUBJECT TO THE PROPOSED DEVELOPMENT
CONDITIONS DATED SEPTEMBER 5, 2024; AND

o APPROVAL OF A WAIVER OF BARRIER REQUIREMENT ALONG THE WESTERN AND
NORTHERN PROPERTY LINES.

Chairman Niedzielski-Eichner and Commissioner Bennett seconded the motion which was
carried by a vote of 10-0. Commissioner Clarke was absent from the meeting.



PCA §82-P-069-26/CDPA-82-P-069-03-06/FDPA-82-P-069-07-09 September 18, 2024
(RZPA 2023-SP-00033) - TPC HORNBAKER LC

During the motion, Chairman Niedzielski-Eichner and Commissioner Cortina delivered closing
comments on the proposed development. Commissioner Cortina referred to the Health Care
Supervisory Board’s highly ranked recommendation.

//

PCA 82-P-069-26/CDPA-82-P-069-03-06/FDPA-82-P-069-07-09
(RZPA 2023-SP-00033) - TPC HORNBAKER LC Appl(s). to
amend the proffers, conceptual development plan, and final
development plan for RZ 82-P-069 to permit a maximum of
400,000 square feet of multifamily residential development with
up to 380 dwelling units and associated modifications to proffers
and site design at a Floor Area Ratio of 2.1. Located on the S.
side of Fair Lakes Pkwy. and E. side of Shoppes Ln. on approx.
4.37 ac. of land zoned PDC and WS. Comp. Plan Rec: Mixed Use.
Springfield District. Tax Map 45-4 ((11)) A2.

SPRINGFIELD DISTRICT. PUBLIC HEARING.

Andrew Painter, Applicant’s Agent, Walsh, Colucci, Lubeley & Walsh, P.C., reaffirmed the
affidavit dated August 15, 2024.

There were no disclosures by Commission members.

William O’Donnell, Zoning Evaluation Division, Department of Planning and Development,
presented the staff report, a copy is in the date file. He stated that staff recommended approval of
the following applications: PCA 82-P-069-26, CDPA-82-P-069-03-06, and FDPA-82-P-069-07-
09 (RZPA 2023-SP-00033).

Mr. Painter gave a presentation on the subject applications.

There was a discussion between Mr. Painter; William O’Donnell; David McElhaney, P. E., Urban
Ltd.; Bruce Gould, The Peterson Companies; and multiple Commissioners on the following
issues:

e Explanation from the applicant’s agent that perceptions of the proposed building height
might vary considering the tree preservation buffer, the buildings’ structure, and the
distance of the buildings from the road;

e The applicant clarified the difference between the parking arrangements for both Option
1 and Option 2, where in Option 1 parking would be primarily underground, and in
Option 2 parking would be provided in an above-grade architecturally shielded parking
garage;



PCA 82-P-069-26/CDPA-82-P-069-03-06/FDPA-82-P-069-07-09 September 18, 2024
(RZPA 2023-SP-00033) — TPC HORNBAKER LC

The applicant’s agent explained that the projected model produced by the Fairfax County
Public Schools estimated 90% school capacity and requested from the applicant to
provide a proffer contribution of $14,956 per student generated from the proposed

development;

Staff confirmed that the increase in students would be expected, and the issue would be
negotiated upon the conduct of a larger Fair Lakes study;

The applicant’s agent clarified that the applicant would intend to use a manufactured
treatment device such as a jelly fish filter to meet the WSPOD requirements, and the
potential Low Impact Development (LID) measures in the form of a raised planter box

which most likely would not be required;

The applicant’s agent explained that the applicant proffered not to pursue any off-site
nutrient credits;

The applicant intended to utilize the existing stormwater management system and would
demonstrate sufficient capacity at the time of site plan review;

In case capacity was not sufficient, the applicant intended to utilize on-site underground
detention facilities to handle stormwater quantity;

The applicant’s agent confirmed that underground detention facilities were located within
roadways, and that there would be no removal of trees;

The applicant’s engineer confirmed that, based on calculations, phosphorus removal for
Option 1 and Option 2 exceeded the requirement by Water Supply Protection Overlay
District for a 50% reduction;

The applicant’s engineer explained that the comprehensive analysis of stormwater
management was performed, and further analysis of the existing Fair Lakes ponds would

be conducted in coordination with the County;

The applicant’s agent explained that a choice between Option 1 and Option 2 would be a
business decision and described the specific features of each option;

Option 1 would maintain a steel frame construction, while Option 2 would have a wood
frame construction;

The applicant’s agent noted that steel frame would be preferable due to the long-lasting
and visually appealing qualities of a material;

The applicant’s agent delineated time frames for site plan review, engineering, and the
actual construction of the project;



PCA 82-P-069-26/CDPA-82-P-069-03-06/FDPA-82-P-069-07-09 September 18, 2024
(RZPA 2023-SP-00033) — TPC HORNBAKER LC

- o The applicant confirmed that steel buildings for Option 1 would be a better choice, and
the decision would be made based on the supply chain issues, interest rates, etc.;

e The applicant’s agent described the wide range of retail opportunities that met daily needs
of the community;

o The applicant’s agent confirmed that there were two vehicle entrances to an underground
garage on the eastern side of the proposed building;

¢ Explanation from the applicant’s agent that the northern drive aisle served as a fire truck
turnaround and as the Cox switching station office building with seven parking spaces;

o The most convenient point of entry would be located on the eastern side of the proposed
project area;

o The applicant’s agent explained the difference between Option 1 that would maintain a
below-grade parking garage and Option 2 that would have an above-grade parking
garage;

e Confirmation from staff that trucks would have sufficient space within the loading docks;

¢ The applicant’s engineer confirmed that there was a standard for depth of 25 ft for a
loading dock in compliance with the Public Facilities Manual of the County;

e The applicant’s agent confirmed that there was a proffer for a loading dock coordinator,
who would manage scheduling of deliveries, move-ins and move-outs and other
operations;

e Confirmation that extra spaces were available outside the buildings for loading purposes;

e Confirmation from the applicant’s agent that the Phase 1 building for Option 1 would be
constructed first together with all site improvements, including open space and

hardscaping areas;

e During Phase 1 of Option 1 the construction of a below-grade parking garage would be
expected to be constructed as well;

e Discussions about public transportation options in the vicinity to the proposed area;

e The applicant’s agent added that there were in-store grocery options within bigger stores
that made the area more community-oriented;



PCA 82-P-069-26/CDPA-82-P-069-03-06/FDPA-82-P-069-07-09 September 18, 2024
(RZPA 2023-SP-00033) - TPC HORNBAKER LC

e Confirmation from the applicant’s agent that various modes of public transportation were
available, such as Fairfax Connector Route 630 and a commuter shuttle operated by the
Fair Lakes League that would make one of the stops at the proposed development area
and provide direct access to Vienna Metro Station during morning and evening hours;

o The applicant’s agent explained that the issue of solar energy systems was not yet
addressed, because the LEED certification would be considered at the time of

construction;

e Staff confirmed that there would be no encroachment on the tree preservation buffer, and
the direct connection with a sidewalk would be designed as a public amenity to enhance

park space;

e Staff coordinated with the applicant to install the connection through a thin segment of
the tree preservation buffer;

e Discussions about a more suitable alternative to the connection through the buffer to
avoid cutting through the buffer for vegetation protection purposes; and

e The applicant’s agent confirmed that the applicant proffered to provide up to 30
Workforce Dwelling Units (WDUs) for Option 1 and up to 22 WDUs for Option 2 in

compliance with the County’s policies.

There being no listed speakers, Chairman Niedzielski-Eichner called for speakers from the
audience.

Ruth Montag, 13085 Autumn Woods Way, Fairfax, expressed traffic concerns around Fair Lakes
Parkway.

Elzein Mohamed, 4671 Swallowtail Place, Fairfax, expressed concerns about the impact of the
proposed development to the property values of nearby residencies.

Mr. O’Donnell confirmed that the Fairfax County Department of Transportation evaluated the
network at different peak times, aligned the proposed access points with the existing entrances
across the streets and did not find any queuing issues between Fair Lakes Parkway and

Headquarters Drive.

There being no more speakers, Chairman Niedzielski-Eichner called for a rebuttal statement
from Mr. Painter.

Mr. Painter responded to the speaker’s testimony as follows:

¢ The applicant conducted a study of the existing facilities in the vicinity of the site and
calculated the number of generated trips; and
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e Mr. Painter referred to the Department of Tax Administration that would be able to
provide information about property values in the neighborhood.

There was a brief discussion between Mr. Painter; Ariel Jarvis, transportation engineer, Gorove
Slade Associates Inc.; and multiple Commissioners:

e Ms. Jarvis explained that, compared with an existing office building site, there would be
approximately 44 additional trips generated at a. m. peak hours and approximately 36
additional trips generated at p. m. peak hours at the proposed residential development;

e Ms. Jarvis confirmed that the intersection was signalized,

e The applicant’s agent confirmed that there was a proffer commitment for a $10,000
contribution for traffic signal preemption devices;

¢ Option 1 of the proposed development would be more desirable for public benefit, would
have more open space, would accommodate more residential units and would have
impervious surface benefit over Option 2.

¢ Discussions about the feasibility of bus shelters being installed in the vicinity of the
proposed development; and

e The applicant’s agent confirmed that the applicant would make a commitment during
tonight’s public hearing, would draft the additional bus shelter proffer subject to VDOT’s
approval and obtain necessary off-site easements.

There being no more speakers, no further comments or questions from the Commission, and staff
had no closing remarks; therefore, Chairman Niedzielski-Eichner closed the public hearing and
recognized Commissioner Sargeant for action on the proposed applications.

Commissioner Sargeant MOVED THAT THE PLANNING COMMISSION RECOMMEND TO
THE BOARD OF SUPERVISORS APPROVAL OF THE FOLLOWING:

e APPROVAL OF PCA-82-P-069-26 AND CDPA-82-P-069-03-06, SUBJECT TO THE
EXECUTION OF THE PROFFERS CONSISTENT WITH THOSE DATED AUGUST
29, 2024, AND THE ADDITIONAL BUS SHELTER PROFFER, BEFORE THE
BOARD OF SUPERVISORS’ HEARING;

e APPROVAL OF A WAIVER OF SUBSECTION 2105.4.C(1)(2)(1) OF THE ZONING
ORDINANCE OF THE PDC DISTRICT USE LIMITATION TO PERMIT
RESIDENTIAL USES TO EXCEED 50 PERCENT OF THE GROSS FLOOR AREA OF
THE PRINCIPAL USES IN FAIR LAKES FOR BOTH OPTION 1 AND OPTION 2;
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PCA 82-P-069-26/CDPA-82-P-069-03-06/FDPA-82-P-069-07-09 September 18, 2024
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e APPROVAL OF A MODIFICATION TO THE LOADING REQUIREMENTS
SUBSECTION 6101.3.A OF THE ZONING ORDINANCE TO ALLOW FOR THE
REDUCTION OF THE OFF-STREET LOADING SPACE REQUIREMENTS FOR
MULTIFAMILY DWELLINGS FROM FOUR TO TWO IN OPTION 1, AND FROM
FOUR TO ONE IN OPTION 2, AS SHOWN IN THE CDPA/FDPA;

e APPROVAL OF A WAIVER OF SUBSECTION 5107.3.A(3) OF THE ZONING
ORDINANCE TO EXCEED THE MAXIMUM LENGTH OF 600 FEET FOR A
PRIVATE STREET TO SERVE A RESIDENTIAL DEVELOPMENT FOR BOTH

OPTION 1 AND OPTION 2; AND

e APPROVAL OF A WAIVER OF SUBSECTION 5108.4.C. OF THE ZONING
ORDINANCE TO ELIMINATE THE PERIPHERAL PARKING LOT LANDSCAPING
REQUIREMENT IN CERTAIN AREAS OF THE DEVELOPMENT FOR BOTH
OPTION 1 AND OPTION 2 ALONG THE NORTHEAST PROPERTY LINE.

Commissioner Sargeant MOVED THAT THE PLANNING COMMISSION APPROVE
FDPA-82-P-069-07-09, SUBJECT TO THE BOARD OF SUPERVISORS’ APPROVAL OF THE

CONCURRENT REZONING APPLICATION.

Commissioner Cortina seconded the motion which was carried by a vote of 10-0. Commissioner
Clarke was absent from the meeting.

/1
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CLOSING September 18, 2024

The meeting was adjourned at 9:14 p.m.
Phillip A. Niedzielski-Eichner, Chairman

Evelyn S. Spain, Secretary

Audio and video recordings of this meeting are available at the Planning Commission Office,
12000 Government Center Parkway, Suite 552, Fairfax, Virginia 22035.

Minutes by: Catherine Dushin
Approved on: JMMA.{U\.A/\ £, 202 g
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Nicole Blackwell, Clerk to the
Fairfax County Planning Commission

County of Fairfax

Commonwealth of Virginia W !
The foregoing instrument was acknowledged before me this g day of \g iy ZOKby b (oo Nl
1 .
/ & I )
L e 8 (AT T .":'M i’ Ul Notary Seal
: Signature of Notary
Notary registration number: %S O K ? C’
Commission expiration; O 3 / 3 l ( Q O (;l %"
JESSICA NATALIE FUENTES-MARTINEZ
NOTARY PUBLIC
REG. #8050379
COMMONWEALTH OF VIRGINIA
MY COMMISSION EXPIRES MARCH 31, 2027
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