
MINUTES OF 

FAIRFAX COUNTY PLANNING COMMISSION 

WEDNESDAY, OCTOBER 23, 2024 

PRESENT: Phillip A. Niedzielski-Eichner, Chairman, Commissioner At-Large 

Timothy J. Sargeant, Vice Chairman, Commissioner At-Large 

John C. Ulfelder, Parliamentarian, Dranesville District 

Evelyn S. Spain, Secretary, Sully District 

Chris Landgraf, Franconia District 

John A. Carter, Hunter Mill District 

Mary D. Cortina, Braddock District 

Alis Wang, Mason District 

Jeremy Hancock, Providence District 

Candice Bennett, Commissioner At-Large 

ABSENT: Walter C. Clarke, Mount Vernon District 

OTHERS: Daniel S. Creed, Zoning Evaluation Division (ZED), Department of Planning and 

Development (DPD) 

Katrina Newtson, Planning Division (PD), DPD 

Graham Owen, PD, DPD 

Thomas W. Burke, Transportation Planning Division (TPD), Fairfax County 

Department of Transportation (FCDOT) 

Nicole Blackwell, Clerk to the Planning Commission, Department of Clerk 

Services (DCS) 

Joseline Cadima, Administration, DCS 

Michelle Jordan, Deputy Clerk, DCS 

Danielle George, Administration, DCS 

Jordyn Crane, Administration, DCS 

// 

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. 

// 

Chairman Niedzielski-Eichner explained that the agenda for tonight's meeting included 

Commission business and the conduct of two public hearings. 

// 

COMMISSION MATTERS 

PCA-91-W-023-004/CDPA-91-W-023/FDPA-91-W-023-005 (RZPA-2022-PR-00152) - BOARD 

OF SUPERVISORS FAIRFAX COUNTY 

(Decision Only) (Public Hearing on this application was held on October 9, 2024) 
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COMMISSION MATTERS October 23, 2024 

Commissioner Hancock requested that Kimberly J. Callahan, Department of Public Works & 

Environmental Services, give a brief presentation on the changes and considerations made since 
the October 9, 2024, meeting. 

• Explanation that the initial application had proposed no changes to Page Avenue between 

the parking garage and Judicial Drive; however, the revised application introduced 

multiple pedestrian streetscape modifications; 

• Clarification on the north side of Page Avenue, between the parking garage entrance and 

the post office site border, a 6-foot-wide sidewalk and a 3-foot landscape buffer were 

proposed, expanding the current 4-foot sidewalk to improve pedestrian access; 

• Explanation that the sidewalk near the post office at Judicial Drive was left unchanged 

due to its good condition, with a 4-foot landscape buffer, 6-foot brick sidewalk, plantings, 

and pedestrian lighting; 

• Clarification on the south side of Page Avenue, the streetscape was extended with an 8-
foot landscape panel and a 6-foot sidewalk to align with the judicial complex's existing 

design. West of the loading dock entrance, a 6-foot sidewalk and reduced 3-foot 

landscape buffer were proposed to preserve mature trees and minimize environmental 

impact; and 

• Explanation that the ADA parking spaces in the roundabout were updated from 

vehicular-rated pavers to concrete for improved accessibility. A bench was also added 

near the drop-off area for those waiting. 

Clarification on Proffer Updates: 

• Proffer 15: Increased Electric Vehicle (EV) charging stations from 2% to 5%, with an 

additional 10% EV ready. 

• Proffer 21: Committed to enhanced stormwater management above regulatory 

requirements. 

• Proffer 26A: Confirmed no federal regulations would prevent sidewalk installation 

alongside the historic wall as tax credits for historic renovation were not pursued. 

• Proffer 28: Clarified intent to maintain physical separation between bike lanes and 

vehicle lanes. 

• Proffer 32: Added signage at all publicly accessible open spaces, indicating public access 
and hours. 

There was a discussion between Ms. Callahan; and multiple Commissioners regarding the 

following: 

• Concern over the accessibility and the importance of accessible parking for courthouse 

visitors; 

• Concerns that the improved drop-off solution did not adequately support individuals who 

may not have someone available to drive them; 
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COMMISSION MATTERS October 23, 2024 

• • Clarification on the term "buffered bike lane," and that the word "buffered" did not imply 

physical separation; 

• Clarification that the Comprehensive Plan allows for the potential relocation of 

residential units elsewhere on the site; 

• Explanation that the Burkholder site was a standalone parcel, minimizing the need for 

infrastructure improvements. Its size also provides sufficient space for residential 

development without requiring underground parking; 

• Clarification that the Fairfax County Housing and Community Development would 

manage the planning process for the Burkholder site, but no design work had yet 

commenced; and 

• Clarification that the option remains open to revisit the residential unit location in the 

future, requiring a PCA to amend the site plan and a review by the Planning Commission 

and Board of Supervisors if the residential component was formally introduced. 

Commissioner Hancock MOVED THAT THE PLANNING COMMISSION RECOMMEND TO 

THE BOARD OF SUPERVISORS THE FOLLOWING ACTIONS: 

• APPROVAL OF PCA-91-W-023-004, SUBJECT TO THE EXECUTION OF 

PROFFERED CONDITIONS CONSISTENT WITH THOSE DATED OCTOBER 

22, 2024; 

• APPROVAL OF CDPA-91-W-023; 

• THE PLANNING COMMISSION APPROVE FDPA-91-W-023-005; AND 

• APPROVAL OF A MODIFICATION OF THE LOADING REQUIREMENTS 

FOR BUILDING 1, FROM TWO REQUIRED LOADING SPACES TO ONE 

LOADING SPACE. 

Chairman Niedzielski-Eichner, Commissioners Cortina and Sargeant seconded the motions, 

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

// 

SE 2024-SP-00014 CONCURRENT WITH 2232-2024-SP-00003 - MILESTONE TOWER 

LIMITED PARTNERSHIP IV AND NORTHERN VIRGINIA REGIONAL PARK 

AUTHORITY 

Commissioner Sargeant MOVED THAT THE PLANNING COMMISSION DEFER THE 

PUBLIC HEARING FOR SE 2024-SP-00014 AND 2232-2024-SP-00003, MILESTONE 

TOWER LIMITED PARTNERSHIP IV AND NORTHERN VIRGINIA REGIONAL PARK 

AUTHORITY TO A DATE CERTAIN OF NOVEMBER 13, 2024. 

Commissioner Cortina seconded the motion, which carried by a vote of 10-0. Commissioner 

Clarke was absent from the meeting. 

// 
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COMMISSION MATTERS October 23, 2024 

ORDER OF THE AGENDA  

Secretary Spain established the following order of the agenda: 

1. PA 2023-00038 (SSPA-2023-IV-6S): SPRING BOULEVARD AND PA 2023-00039 

(SSPA-2023-IV-7S): ARMHERST AVENUE 

This order was accepted without objection 

Chairman Niedzielski-Eichner recited the rules for public testimony. 

// 

PA 2023-00038 (SSPA-2023-IV-6S): SPRING BOULEVARD AND  

PA 2023-00039 (SSPA-2023-IV-75): AMHERST AVENUE — Appl. 

concerns approx. 5.77 ac. generally located south of Old Keene Mill 

Road flanking Amherst Avenue and Backlick Road (Tax Map Parcels 

80-4 ((1)) 17,18,19, and 20B, Tax Map parcels 90-2 ((1)) 4A, 4B, and 

4C, and 80-4 ((1) 14, 14A, 14B, 15, 16 and 16A) in the Franconia 

Supervisor District. The area is planned for office and retail uses with 

options up to 1.0 FAR and 1.5 FAR; as an alternative, auto sales and 

service up to .70 FAR; and low intensity office and retail up to .50 

FAR. The amendment will consider residential mixed-use up to 732 

units with ground floor non-residential use. Changes to related figures 

and editorial updates to the Comprehensive Plan for the Franconia-

Springfield Area may also be considered. Recommendations relating 

to the transportation network may also be modified. 

FRANCONIA-SPRINGFIELD DISTRICT. PUBLIC HEARING. 

There were no disclosures by Commission members. 

Katrina Newtson, Planning Division (PD), Department of Planning and Development (DPD), 

presented the staff report, a copy is in the electronic date file. She stated that staff recommended 

adoption of PA 2023-00038 and PA 2023-00039. 

Commissioner Landgraf deferred from making preliminary comments on the amendments. 

There was a discussion between Ms. Newtson; Thomas W. Burke, Transportation Planning 

Division (TPD), Fairfax County Department of Transportation (FCDOT); Graham Owens, PD, 
DPD; and multiple Commissioners regarding the following: 

• Clarification from staff on the process following the plan amendment, would be the 

rezoning process and indicated that they would return with the Springfield Community 

Business Center (CBC) study, which addressed this area; 

• Concerns regarding one-way street pairs and retail viability; 
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PA 2023-00038 (SSPA-2023-IV-6S): SPRING BOULEVARD October 23, 2024 

AND PA 2023-00039 (SSPA-2023-IV-7S): AMHERST AVENUE 

• Explanation on the importance of placemaking, highlighting the need for safe and 

attractive streets that encourage interactivity; 

• Concerns over the FAR of one and the eight-story height limit; 

• Suggestion that equity and community health considerations be integrated throughout the 

plan rather than separated into an individual chapter; 

• Concerns regarding proposed developments along Old Keene Mill Road, particularly 

Parcel 16; 

• Clarification that Parcel 16 currently had direct access off Old Keene Mill Road; 

• Explanation that the long-term goal was to consolidate these parcels, which were 

presently under separate ownership, to improve access planning and reduce direct 

driveway access to this busy road; 

• Confirmation that if the properties were not consolidated, it could potentially limit access 

to the parcel fronting Old Keene Mill Road; 

• Concern that treating the parcels in two separate plan amendments, as distinct blocks, 

could reduce the likelihood of consolidation; 

• Explanation that the plan included language supporting coordinated development, that 

allowed potential access between the two sites to facilitate connectivity regardless of 

consolidation; 

• Explanation that the county added Parcel 16 and the adjacent property near the 

community garage to ensure comprehensive planning for the entire block; 

• Clarification that the initial nomination only covered half the block, and including both 

parcels allows for better coordination, as developments on one side impacted the other; 

• Concern on Takino Road access a complex area where drivers must quickly decide 

between multiple routes (I-95 S, I-95 N, and I-495 Baltimore); 

• Concerns that the Springfield Comprehensive Plan included language that allowed 

residential development in areas exceeding 75 dBA noise levels; 

• Explanation that both countywide and Springfield-specific noise policies would be 

considered together, ensuring that interior noise levels remain below the 45 dBA DNL 

threshold and exterior noise levels below 65 dBA, aligning with county standards; 

• Concerns about the proposed site's suitability for residential use, specifically near the 

heavily trafficked interchange less than a quarter-mile from transit-oriented development, 

was adjacent to approximately 29 lanes of ramps and travel lanes, with intense traffic 

volumes; 

• Clarification that there were conditions included in the plan to position residential units 

as far from the ramps as possible; 

• Explanation that non-residential uses, such as parking garages, would be placed along the 

ramp-facing sections to act as a buffer, with residential units positioned behind these 

structures; 

• 

• 

C 
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PA 2023-00038 (SSPA-2023-IV-6S): SPRING BOULEVARD October 23, 2024 

AND PA 2023-00039 (SSPA-2023-IV-7S): AMHERST AVENUE 

• Explanation that this configuration aimed to shield residents from noise and emissions, 

with the garage functioning as a gateway barrier to the traffic-heavy area; 

• Clarification that, as part of the rezoning process, a noise study would be required to 

ensure compliance with noise guidelines; 

• Clarification that the site currently had an entitlement for a hotel, potentially offering 

flexibility for development; 

• Explanation that introducing residential units to the area would enhance walkability and 

accessibility to shopping, restaurants, and other local amenities; 

• Explanation that nearby single-family neighborhoods to the north and west would 

experience some increase in traffic. However, they noted that the development's 

proximity to a transit center would likely encourage residents to walk or use transit 

options; 

• Explanation that the presence of residential units would add to the area's mixed-use 

appeal, supported local businesses, and contributed to the community's economic 

vibrancy without requiring additional retail space; 

• Concerns about traffic congestion and accessibility, highlighting that the area experienced 

high traffic volumes, which could pose safety challenges for residents, including children 

and those with mobility limitations; 

• Clarification that the area, near Old Keene Mill Road and the I-95 on-ramp, previously 

had an entitlement for a hotel, for which a noise study was conducted. The study 

concluded that the site met the county's noise standards; 

• Staff further explained that any future rezoning application would similarly require an 

updated noise study to ensure compliance; 

• Explanation that countywide, residential use generally adhered to a maximum of 75 dBA 

DNL, but Springfield's compact, high-traffic environment permits residential 

development with some additional flexibility at this level; 

• Explanation that 65 dBA DNL for outdoor congregational spaces and 45 dBA DNL for 

interiors were the countywide standards; 

• Clarification that both countywide standards must still be met in Springfield; 

• Clarification that the 75 dBA DNL allowance specific to Springfield had been part of the 

plan since at least 2009; 

• Explanation that the plan's approach aligned with the Comprehensive Plan's language on 

enhancing streetscapes and facilities to match the Franconia-Springfield area's urban 

design standards by calling for wider pathways, larger buffers, street trees, and improved 

facilities; 

• Staff explained that an analysis starting on page 20 was conducted, with specific 

recommendations. Examples included installing a vertical barrier along Amherst Avenue, 

creating a 5-foot buffer on Springfield Boulevard, and adding 5.5-foot bike lanes with a 
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PA 2023-00038 (SSPA-2023-IV-6S): SPRING BOULEVARD October 23, 2024 

AND PA 2023-00039 (SSPA-2023-IV-7S): AMHERST AVENUE • 
raised median on Backlick Road to ensure the safety and to align with the county's active 

transportation goals; 

• Clarification that a 2022 market study addressed both residential and retail demand, 

identifying this location as a potential catalyst for multifamily development; 

• Staff explained that no new multifamily developments had been built in the Springfield 

CBC in the past 20 years, except for a project at Springfield Town Center currently under 

construction; 

• Explanation that the proposed retail would be limited, likely ground-floor units along 

Springfield Boulevard, responding to moderated demand projections for retail space in 

the area; 

• Explanation that a market study included data on hotel demand was conducted but that 

the hotel market had been challenging due to shifts in tourism, hotel financing, and 

market climate; 

• Clarification of a decrease of 100-200 trips in the AM and a more significant decrease of 

over 600 trips in the PM, resulting in an overall daily reduction in traffic; 

• Explanation that the 2022 Economic Development Authority study assessed various 

sectors, including residential, retail, industrial, and hotel demand. The study found a 

significant drop in hotel occupancy, largely attributed to COVID-19 impacts; • • Clarification on the PLOC and BLTS analysis for Old Keene Mill Road which 

recommended an 8-foot pathway that included street trees along the entire stretch; 

• Explanation that the 5.5-foot buffer recommendation applied to other, less busy roads 

where on-street bikes were planned; and 

• Explanation that this development would boost the customer base for Springfield Plaza 

with a wide variety of shops and restaurants. 

Chairman Niedzielski-Eichner called the first listed speaker. 

Mark Viani, Applicant's Nominator, Bean, Kinney & Korman, P.C. supported the amendments 

and gave a brief presentation on the site's history. 

Diane Boughton opposed the amendments. A copy of Ms. Boughton's statement is in the date 

file. 

Marta Morrissey, 6903 Highland Street, Springfield, representing the Springfield Civic 

Association, opposed the amendments. A copy of Ms. Morrissey's statement is in the date file. 

Elaine Anderegg, 6121 Franconia Station Lane, Alexandria, representing the Franconia Forest 

Association, opposed the amendments. A copy of Ms. Anderegg's statement is in the date file. 

C Ann Wade, 6704 Spring Road, Springfield, opposed the amendments and stated the following: 
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PA 2023-00038 (SSPA-2023-IV-6S): SPRING BOULEVARD October 23, 2024 
AND PA 2023-00039 (SSPA-2023-IV-7S): AMHERST AVENUE 

• Concerns about the resident's proximity to the development site and how that would 
affect the noise levels; 

• Concerns on parking capacity for all current and future residents; 

• Concerns on the traffic impact the new development would have on the existing area; and 

• Concerns for motorists and pedestrian safety in the area. 

Commissioner Cortina sought clarification on the methodology used in traffic studies for plan 
amendments. She asked staff for further clarification on whether the high daily traffic volumes 
on Old Keene Mill Road, Amherst Avenue, and Backlick Road were typical for similarly 
developed areas in the county. Staff explained that while the traffic volumes in those areas were 
high, they were not unusual for Fairfax County. Staff further explained that such volumes were 
generally manageable within the regional infrastructure. Staff also clarified that, at the rezoning 
stage, the traffic impact analysis shifted focus from a planned capacity comparison to an existing 
versus proposed comparison, which would better capture the actual impact of the development 
on traffic volumes. 

There being no further comments or questions from the Commission and staff had no closing 
remarks, Chairman Niedzielski-Eichner closed the public hearing and recognized Commissioner 
Landgraf for actions on these proposed amendments. 

// 

Commissioner Landgraf MOVED THAT THE PLANNING COMMISSION DEFER 
THE DECISION ONLY FOR PA 2023-00038 (SSPA-2023-IV-6S) AND PA 2023-
00039(SSPA-2023-IV-7S) TO A DATE CERTAIN OF NOVEMBER 13, 2024. 

Commissioner Sargeant seconded the motion, which was carried by a vote of 10-0. 
Commissioner Clarke was absent from the meeting. 
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CLOSING October 23, 2024 

• 
The meeting was adjourned at 9:39 p.m. 

Phillip A. Niedzielski-Eichner, Chairman 

Evelyn S. Spain, Secretary 

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

Minutes by: Michelle Jordan 

Approved on: 02/26/2025 

Nicole Blackwell, Clerk to the 

Fairfax County Planning Commission 

County of Fairfax 

Commonwealth of Virginia 

The foregoing instrument was acknowledged before me this  day of  hCtIC V\  20-1. by i-) Co ( 6 1-31,21,..i.A 
 

 Notary Seal 

Signature of Notary  

• Notary registration number: S-070 S  
o 21   

Commission expiration: 
JESSICA NATAUE FUENTES-MARTINEZ 

NOTARY PUBLIC 
REG. #8050379 

COMMONWEALTH OF VIRGINIA 

MY COMMISSION EXPIRES MARCH 31, 2027 
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