
MINUTES OF 

FAIRFAX COUNTY PLANNING COMMISSION 

WEDNESDAY, NOVEMBER 13, 2024 

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

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

Evelyn S. Spain, Secretary, Sully District 

Mary D. Cortina, Braddock District 

Chris Landgraf, Franconia District 

Walter C. Clarke, Mount Vernon District 

Jeremy Hancock, Providence District 

ABSENT: John C. Ulfelder, Parliamentarian, Dranesville District 

John A. Carter, Hunter Mill District 

Alis Wang, Mason District 

Candice Bennett, Commissioner At-Large 

OTHERS: Katelyn Quinn, Zoning Evaluation Division (ZED), 

Department of Planning and Development (DPD) 

Ciarra Downing, ZED, DPD 

Karen Yee, ZED, DPD 

Salem Bush, Planning Division (PD), Department of Planning and 

Development (DPD) 

Mohamed Ali, PD, DPD 

Katrina Newtson, PD, DPD 

Rebecca Moudry, Director, 

Department of Economic Initiatives (DEI) 

Scott Sizer, Deputy Director, DEI 

Nicole Blackwell, Clerk to the Planning Commission, 

Department of Clerk Services (DCS) 

Teresa Desantis, Administration, DCS 

Catherine Dushin, Deputy Clerk, Planning Commission, DCS 

// 

The meeting was called to order at 7:31 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, four decision-only applications, and the conduct of two public hearings. 

Chairman Phillip A. Niedzielski-Eichner welcomed Rebecca Moudry, Director of Fairfax County 

Department of Economic Initiatives (DEI), and Scott Sizer, Deputy Director, DEI. Prior to Ms. 
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COMMISSION MATTERS November 13, 2024 

Moudry and Mr. Sizer's presentations, Chairman Niedzielski-Eichner made preliminary 

introductions and listed the academic and professional achievements of each presenter. 

Ms. Moudry delivered a presentation titled "Place-Led Economic Development". She 

emphasized the value of unique assets and commercial strengths of Fairfax County and described 
innovative efforts and initiatives that aimed to enhance the critical role of placemaking and 
ensure community empowerment. 

Following Ms. Moudry, Mr. Sizer delineated specific actions congruent with place-led economic 
development. He illustrated commercial profiles of Bailey's Crossroads and University Mall 

projects. Data-driven insights into Fairfax County's districts were provided that demonstrated 
performance levels within commercial areas and different ways the community was served by 
commercial activity. 

There was a discussion between Ms. Moudry, Mr. Sizer, and multiple Commissioners regarding 

the following: 

• Chairman Niedzielski-Eichner described synergy as a concept that connected the various 
aspects of placemaking; 

• Commissioner Cortina emphasized the important balance between the vibrant character 
of a place and project development. She noted that university areas were frequently 

envisioned as catalysts for future commercial developments; 

• Commissioner Hancock pointed at the significant role of small business in industrial 
areas ; 

• Ms. Moudry added that the general concept of land use was oftentimes tied with the 

balanced regulation of retail locations; and 

• Chairman Niedzielski-Eichner expressed appreciation and thanked Ms. Moudry and Mr. 

Sizer for their presentations. 

// 

SE 2024-MV-00011 - CARLA ELSA VASQUEZ AND CARLA'S BABES N' TOTS LLC 
(Decision Only) (The public hearing on this application was held on October 9, 2024.) 

The applicant reaffirmed the affidavit dated April 25, 2024. 

// 

Commissioner Clarke MOVED THAT THE PLANNING COMMISSION RECOMMEND 
THAT THE BOARD OF SUPERVISORS APPROVE SE 2024-MV-00011, SUBJECT TO 

THE DEVELOPMENT CONDITIONS CONSISTENT WITH THOSE DATED SEPTEMBER 

25, 2024. 
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COMMISSION MATTERS November 13, 2024 

• Commissioners Sargeant and Hancock seconded the motion which was carried by a vote of 7-0. 

Commissioners Ulfelder, Wang, Carter, and Bennett were absent from the meeting. 

// 

RZ-2023-PR-00018 - FAIRFAX COUNTY SCHOOL BOARD, A BODY CORPORATE 

(Decision Only) (The public hearing on this application was held on October 30, 2024.) 

Commissioner Hancock MOVED THAT THE PLANNING COMMISSION DEFER THE 

DECISION ONLY FOR RZ-2023-PR-00018 TO JANUARY 15, 2025, WITH THE RECORD 

REMAINING OPEN FOR COMMENTS. 

The Planning Commission seconded the motion which was carried by a vote of 7-0. 

Commissioners Ulfelder, Wang, Carter, and Bennett were absent from the meeting. 

// 

RZ/FDP 2022-DR-00021 CONCURRENT WITH PCA 80-C-028-08 (RZPA 2022-DR-00132) 

AND PCA 1999-HM-037-02 (RZPA 2022-DR-00134) — PULTE HOME COMPANY LLC  

(Decision Only) (The public hearing on these applications was held on October 16, 2024.) 

Commission Ulfelder was absent from the meeting, Chairman Niedzielski-Eichner called on 

Commissioner Sargeant for a motion. 

Commissioner Sargeant MOVED THAT THE PLANNING COMMISSION RECOMMEND 

TO THE BOARD OF SUPERVISORS THE FOLLOWING ACTIONS: 

• APPROVAL OF PCA-80-C-028-08; 

• APPROVAL OF PCA-1999-HM-037-02; 

• APPROVAL OF RZ-2022-DR-00021, SUBJECT TO THE EXECUTION OF 

PROFFERS CONSISTENT WITH THOSE DATED OCTOBER 31, 2024; 

• WAIVER OF SUBSECTION 5107.3.1(3) OF THE ZONING ORDINANCE TO 

ALLOW A PRIVATE STREET TO EXCEED 600 FEET IN LENGTH AS SHOWN 

ON THE CDP/FDP; 

• MODIFICATION OF SUBSECTION 5108.5.B OF THE ZONING ORDINANCE FOR 

TEN-FOOT-WIDE PERIPHERAL PARKING LOT LANDSCAPING 

REQUIREMENT IN FAVOR OF THE LANDSCAPING SHOWN ON THE CDP/FDP; 

AND 
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COMMISSION MATTERS November 13, 2024 

• MODIFICATION OF SUBSECTION 5108.6.A(1) OF THE ZONING ORDINANCE 
FOR THE TRANSITIONAL SCREENING AND BARRIER REQUIREMENTS IN 
FAVOR OF THE LANDSCAPING SHOWN ON THE CDP/FDP. 

• THAT THE PLANNING COMMISSION APPROVE FDP-2022-DR-00021. 

Commissioner Hancock seconded the motion which was carried by a vote of 7-0. Commissioners 
Ulfelder, Wang, Carter, and Bennett were absent from the meeting. 

// 

PA 2023-00038 (SSPA-2023-IV-6S) - SPRINGFIELD BOULEVARD AND PA 2023-00039  
(SSPA-2023-IV-75) — AMHERST AVENUE  

(Decision Only) (The public hearing on these plan amendments was held on October 23, 2024.) 

Commissioner Landgraf MOVED THAT THE PLANNING COMMISSION RECOMMEND 
TO THE BOARD OF SUPERVISORS THE ADOPTION OF THE STAFF 
RECOMMENDATIONS, AS SHOWN ON PAGES 27 TO 30 OF THE STAFF REPORT FOR 
PLAN AMENDMENTS SSPA-2023-IV-65 AND SSPA-2023-IV-7S, DATED OCTOBER 2, 
2024, AND AS MODIFIED IN THE HANDOUT DATED NOVEMBER 13, 2024. 

Commissioners Clarke and Spain, and Chairman Niedzielski-Eichner seconded the motion which 
was carried by a vote of 7-0. Commissioners Ulfelder, Wang, Carter, and Bennett were absent 
from the meeting. 

// 

On behalf of Commissioner Carter, Chairman Niedzielski-Eichner announced that the Planning 
Commission's Urban Development and Placemaking Committee would meet on Thursday, 
November 14, 2024, at 7:30 p.m. in Conference Room 11 of the Fairfax County Government 
Center, 12000 Government Center Parkway, Fairfax, Virginia 22035, to discuss with staff the 
upcoming draft placemaking position paper for potential conveyance to the Board of Supervisor 
and the updates on Volume 1 of the Urban Design Guidelines. He noted that the meeting would 
be televised on Channel 16 and welcomed the public to watch. 

// 

ORDER OF THE AGENDA  

Secretary Spain established the following order of the agenda: 

1. PA 2023-00010 (SSPA 2023-I-1J) - ALLIANCE CENTER 
2. SE 2024-SP-00014 CONCURRENT WITH 2232-2024-SP-00003 - MILESTONE 

TOWER LIMITED PARTNERSHIP IV AND NORTHERN VIRGINIA REGIONAL 
PARK AUTHORITY 
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COMMISSION MATTERS November 13, 2024 

• This order was accepted without objection. 

Chairman Niedzielski-Eichner recited the rules for public testimony. 

// 

PA 2023-00010 (SSPA 2023-I-1J) - ALLIANCE CENTER 

concerns approx. 3.2 ac. generally located at 2929 and 2931 

Eskridge Road, Fairfax, VA "Tax Map Parcel # 49 ((34)) 2929 —

Parcels A-H, J-N, and S-U and Tax Map 49 ((34)) 2931 — Parcels 

A- H" in the Providence Supervisor District. The area is planned 

for industrial and office uses up to 0.5 FAR. The amendment will 

consider an option for residential mixed-use residential up to a 3.0 

FAR with ground floor non-residential uses. 

PROVIDENCE DISTRICT. PUBLIC HEARING. 

Mohamed Ali, Planning Division (PD), Department of Planning and Development (DPD), 

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

adoption of PA 2023-00010 (SSPA 2023-I-1J). 

There was a discussion between Mr. Ali; Salem Bush, Public Facilities Branch, PD, DPD; 

Thomas Burke, Senior Transportation Planner, Fairfax County Department of Transportation; 

and multiple Commissioners regarding the following: 

• Discussions about Option 3 and its compatibility within the existing site; 

• Staff explained that Option 3 proposed an increase up to approximately 3.0 FAR due to 

use intensity within the specific parcels of the Mosaic District; 

• Staff confirmed that the redevelopment would include the multifamily residential mixed-

use option and contain on-site urban park spaces; 

• Confirmation from staff that building heights would be in accordance with residences to 

the south, and a shadow study would be provided to assess the impact of the proposed 

building heights on adjacent residences; 

• Building heights would be determined during the rezoning process; 

• Discussions about editorial revisions in the staff report relating to parking structures, 

loading and trash service areas that would be designed to minimize the visual impacts; 

• Traffic calming measures were suggested along Eskridge Road to provide pedestrian 

safety and to mitigate traffic impact; 

• Transportation concerns were expressed about an intense traffic flow at an intersection of 

Eskridge Road and Strawberry Lane; 
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PA 2023-00010 (SSPA 2023-I-1J) - ALLIANCE CENTER November 13, 2024 

• Clarification that transportation solutions would be finalized during the rezoning process; 

• Staff clarified that the building design and building height were compatible with the 
architectural texture of the Mosaic District and yet maintained articulate and unique 
features; 

• Confirmation that a telecommunication tower would not be removed; 

• Staff confirmed that the space between the Alliance Center and the tower would not be 
redeveloped, and the height of a multifamily building would be increased in that portion 
of the site; 

• Staff confirmed that commercial and retail spaces on the first floor of the property would 
face Eskridge Road, and access to the parking garage would be located between the 
proposed building and the tower, in accordance with the Conceptual Plan; 

• Discussions about potential transportation issues relating to the integration of pedestrian 
connectivity into the Mosaic District; 

• Staff explained that non-residential uses would contribute to site activation and street 
animation that could contribute to pedestrian activity along Eskridge Road; 

• Staff confirmed that bicycle and pedestrian facilities would be provided with adequate 
separation and safety buffers from vehicular traffic; 

• Adequate pedestrian connections would be determined during the rezoning process; 

• Staff explained that the proposed property was the 3-acre infill site that required 1 acre of 
park space, and adequate park space would be negotiated during the rezoning process; 

• Discussions about the potential installation of traffic calming devices along Eskridge 
Road; 

• Staff confirmed that a post office was located on the opposite side of Eskridge Road; 

• Staff explained that the proposed retail spaces would not be connected to the existing 
retail spaces in the Mosaic District, since the proposed property would be divided from 
the Mosaic District by an alley; 

• Clarification that there were bus routes along US Route 29 within a walking distance 
from the subject area; and 

• Discussions about the feasibility of an autonomous vehicle operating along Eskridge 
Road to allow better access to the metro and to promote better metro use, together with 
the shuttle service as an adequate option. 
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PA 2023-00010 (SSPA 2023-I-1J) - ALLIANCE CENTER November 13, 2024 

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

audience. 

Lena Zein, 8323 Looking Glass Way, Fairfax, expressed concerns about building heights of the 

proposed property. She noted that a seven-story building would block the view from adjacent 

residences. Ms. Zein also voiced concerns about transportation flow that might impact pedestrian 

safety. She added that the proposed development might cause an increase in noise within and 

around the area. 

There was a discussion between Ms. Zein, Mr. Bush, and multiple Commissioners about the 

building height that would be determined during the rezoning process. Staff recommended that 

certain building setbacks or tapering along with open space and landscaping as buffers between 

the multifamily building and the townhomes, would help mitigate the visual impact. 

Kemba Thomas, 8325 Looking Glass Way, Fairfax, echoed concerns expressed by the first 

speaker about pedestrian safety, traffic flow, and building heights. She noted that there were 

instances of speeding through an alleyway to drive into the existing garage. 

Steve Teets, applicant's nominator, made a brief presentation and explained that within the 

subject area the road was reduced from 4 lanes to 2 lanes for traffic mitigation purposes. He also 

provided background information about parks around the proposed development. He noted that 

he collaborated with the Virginia Department of Transportation regarding the need to make 

Eskridge Road safer and smaller. In addition, the building height standards would be determined 

in alignment with the Comprehensive Plan. 

There was a discussion between Mr. Teets, Mr. Bush, and multiple Commissioners regarding the 

following issues: 

• Confirmation from the applicant's nominator that an access road would be constructed for 

trash and loading services within the proposed development; 

• Concerns about an alley that would not be a part of the subject area; 

• Discussions about the access road that would be located on the northern side of the site 

with a developed telecommunication facility; 

• The applicant's nominator presented a visual that displayed three structures on the 

southern side of the development and which would minimize the height impact; 

• Transportation shuttle services would be provided to meet the needs of the community; 

• There was no guarantee that the development would achieve the maximum density of 3.0 

FAR; and 

• Staff clarified that the development would meet all zoning requirements and conditions 

which would be determined and finalized during the rezoning process. 
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PA 2023-00010 (SSPA 2023-I-1J) - ALLIANCE CENTER November 13, 2024 

There being no additional speakers, 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 plan amendment. 

// 

Commissioner Hancock MOVED THAT THE PLANNING COMMISSION DEFER THE 
DECISION ONLY FOR PLAN AMENDMENT SSPA 2023-I-1J TO A DATE CERTAIN OF 
DECEMBER 4, 2024, WITH THE RECORD REMAINING OPEN FOR WRITTEN OR 
ELECTRONIC COMMENTS. 

Commissioners Sargeant and Landgraf seconded the motion which was carried by a vote of 7-0. 
Commissioners Ulfelder, Wang, Carter, and Bennett were absent from the meeting. 

// 

SE 2024-SP-00014 - MILESTONE TOWER LIMITED  
PARTNERSHIP IV AND NORTHERN VIRGINIA REGIONAL 
PARK AUTHORITY - to permit a wireless telecommunications 
facility at Bull Run Marina parking lot. Located on approx. 100.35 
ac. of land zoned R-C and WS. Springfield District. Tax Map 94-
2 ((1)) 7. (Concurrent with 2232-2024-SP-00003). 

SPRINGFIELD DISTRICT. PUBLIC HEARING. 

2232-2024-SP-00003 - MILESTONE TOWER LIMITED  
PARTNERSHIP IV AND NORTHERN VIRGINIA REGIONAL  
PARK AUTHORITY - to permit a new telecommunication facility 
at the Bull Run Marina parking lot. Tax Map: 94-2 ((1)) 7. 
Springfield District. Area III. (Concurrent with SE 2024-SP-
00014) 

SPRINGFIELD DISTRICT. PUBLIC HEARING. 

Edward Donohue, Applicant's Agent, Donohue, Themak & Miller, reaffirmed the affidavit dated 
October 17, 2024. 

There were no disclosures by Commission members. 

Ciarra Downing, Zoning Evaluation Division, Department of Planning and Development, 
presented the staff report, a copy is in the date file. She recommended that the Planning 
Commission find that the facility is in conformance with all applicable Zoning Ordinance 
provisions and is in harmony with the Comprehensive Plan. 

Mr. Donohue gave a presentation on the applications. 
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PARTNERSHIP IV AND NORTHERN VIRGINIA REGIONAL 

PARK AUTHORITY 

There was a discussion between Mr. Donohue and multiple Commissioners on the following 

issues: 

• Confirmation that tall and mature trees in the closest proximity to the residences were 

approximately 85 feet in height and provided adequate screening; 

• Confirmation that a monopole was set back approximately 591 feet from the closest 

property line and approximately 820 feet from the closest residential development; 

• Explanation that the tree preservation plan was negotiated with the Urban Forest 

Management Division and set forth in the proposed development conditions; 

• Explanation that there would be approximately 4 tree lines within the proposed area; 

• Confirmation that the proposed monopole and accessory facilities would be subject to 

periodic inspections; 

• Confirmation that Old Yates Ford Road was not a private road; 

• The "red balloon" test was conducted to assess the visual impact of the proposed tower; 

• There were positive comments about the existing parking lot which would serve as an 

adequate location for the proposed site; and 

• Positive feedback received from the community about the proposed construction that 

would provide better cellular coverage. 

There being no listed 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 Sargeant 

for action on these applications. 

// 

Commissioner Sargeant MOVED THAT THE PLANNING COMMISSION FIND THAT THE 

FACILITY PROPOSED UNDER 2232-2024-SP-00003 SATISFIES THE CRITERIA OF 

LOCATION, CHARACTER, AND EXTENT, AS SPECIFIED IN SECTION 15.2-2232 OF THE 

CODE OF VIRGINIA, AND THEREFORE IS SUBSTANTIALLY IN ACCORD WITH THE 

PROVISIONS OF THE COMPREHENSIVE PLAN. 

Commissioners Cortina and Landgraf seconded the motion which was carried by a vote of 7-0. 

Commissioners Ulfelder, Wang, Carter, and Bennett were absent from the meeting. 
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SE 2024-SP-00014 CONCURRENT WITH 2232-2024-SP-00003 - November 13, 2024 
MILESTONE TOWER LIMITED PARTNERSHIP IV AND NORTHERN 
VIRGINIA REGIONAL PARK AUTHORITY 

Commissioner Sargeant MOVED THAT THE PLANNING COMMISSION RECOMMEND 
APPROVAL OF SE 2024-SP-00014 TO THE BOARD OF SUPERVISORS , SUBJECT TO 
THE DEVELOPMENT CONDITIONS DATED OCTOBER 30, 2024. 

Commissioners Cortina and Landgraf seconded the motion which was carried by a vote of 7-0. 
Commissioners Ulfelder, Wang, Carter, and Bennett were absent from the meeting. 

II 
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Signature of Notary 

Notary registration number: 

Commission expiration: 

CLOSING November 13, 2024 

The meeting was adjourned at 9:49 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: 

Nicole Blackwell, Clerk to the 

Fairfax County Planning Commission 

County of Fairfax 

Commonwealth of Virginia 

Th oregoing instrument was acknowledged before me this: day of 20 Eby (.& lifV(./LC,icu,e,( 

Notary Seal 

JESSICA NATALIE FUENTES-MARTINEZ 

NOTARY PUBLIC 

REG #8050379 

COMMONWEALTH OF VIRGINIA 

MY COMMISSION EXPIRES MARCH 31, 2027 
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