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C o u n t y  o f  F a i r fa x ,  V i r gi n i a  
 

 

July 1, 2015 
 

STAFF REPORT 
 

APPLICATIONS PCA 2008-LE-015-02 and PCA 1998-LE-064-03 

(Concurrent with PCA/CDPA/FDPA 2011-LE-022) 
 

LEE DISTRICT 

 
APPLICANTS: Springfield Parcel C, LLC 

 Springfield Metro Center II, LLC 
 

ZONING: C-4 (High Intensity Office)  

 
PARCEL: 90-2 ((1)) 56C pt.  

 90-4 ((1)) 11B pt.   
  
ACREAGE: 8.80 acres [Tax Map 90-2 ((1)) 56C pt.] 

 0.56 acres [Tax Map 90-4 ((1)) 11B pt.] 
 9.36 acres [TOTAL] 

 
FAR: Option 1: 1.16 FAR (474,000 square feet  

  plus 66,900 square feet in cellar space)  
 Option 2: 1.47 FAR (600,800 square feet plus 

66,120 square feet in cellar space) 

 
OPEN SPACE: Option 1: 26%  

 Option 2: 30% 
 
PLAN MAP: Industrial 

 
PROPOSAL: The applicants seek approval of a Proffered Condition 

Amendment (PCA) to permit site and proffer 
modifications which include the shift of up to 126,800 
square feet from PCA/CDPA/FDPA 2011-LE-022 to 

PCA 2008-LE-015-02 & PCA 1998-LE-064-03 (Option 
2). In addition, under the proposed Option 2 site 

layout, there would be a single building as opposed to 
two separate buildings. 

 
Kelly M. Atkinson, AICP 

http://www.fairfaxcounty.gov/dpz/


 
 

 

 

 

Americans with Disabilities Act (ADA): Reasonable accommodation is available upo n 48 hours advance notice.  

For additional information on ADA call (703) 324-1334 or TTY 711 (Virginia Relay Center). 

 

 
     

    

STAFF RECOMMENDATIONS: 

 

Staff recommends approval of PCA 2008-LE-015-02 and PCA 1998-LE-064-03, 
subject to the execution of proffers consistent with those contained in Appendix 1. 

 

Staff recommends approval of a reaffirmation of a waiver of the rear yard 

requirement in accordance with Section 2-418 of the Zoning Ordinance in favor of 

that depicted on the Generalized Development Plan (GDP).   

 

Staff recommends approval of a reaffirmation of a waiver of the barrier requirement 

and modification of the transitional screening yard requirement to the west in 

accordance with Paragraphs 3 and 5 of Section 13-305 of the Zoning Ordinance in 

favor of that depicted on the GDP.   

 

Staff recommends approval of a modification of the maximum height of a fence in a 

front yard per Paragraph 3B of Sect. 10-104 of the Zoning Ordinance to permit an 

eight foot high security fence in the front yard as depicted on the GDP. 

 

Staff recommends that the Board of Supervisors direct the Director of DPWES to 

approve the requested deviation of the tree preservation target requirement in favor 

of what is shown on the GDP. 
           

It should be noted that it is not the intent of the staff to recommend that the Board, in 

adopting any conditions, relieve the applicants/owner from compliance with the 
provisions of any applicable ordinances, regulations, or adopted standards; and that, 
should this application be approved, such approval does not interfere with, abrogate 

or annul any easements, covenants, or other agreements between parties, as they 
may apply to the property subject to this application.  

 
It should be further noted that the content of this report reflects the analysis and 
recommendation of staff; it does not reflect the position of the Board of Supervisors. 

 
For information, contact the Zoning Evaluation Division, Department of Planning and 

Zoning, 12055 Government Center Parkway, Suite 801, Fairfax, Virginia 22035-
5505, (703) 324-1290 TTY 711 (Virginia Relay Center).



 
 

 

 

 

Americans with Disabilities Act (ADA): Reasonable accommodation is available upo n 48 hours advance notice.  

For additional information on ADA call (703) 324-1334 or TTY 711 (Virginia Relay Center). 
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July 1, 2015 
 

STAFF REPORT 

APPLICATION PCA/CDPA/FDPA 2011-LE-022 
(concurrent with PCA 2008-LE-015-02 and PCA 1998-LE-064-03) 

 
LEE DISTRICT 

 
APPLICANTS: Springfield Metro Center II, LLC and  

 Springfield 6601, LLC 

 
ZONING: PDC (Planned Development Commercial) 

 
PARCEL: 90-2 ((1)) 56C pt., 58D, 

 90-4 ((1)) 11B pt.  

 
ACREAGE: 6.28 acres 

 
FAR: Option 1: 1.89 FAR (517,600 square feet) 

 Option 2: 1.43 FAR (390,800 square feet) 

 
OPEN SPACE: Option 1: 37%  

 Option 2: 37% 

 
PLAN MAP: Industrial 

 
PROPOSAL: The applicants seek approval of a Proffered Condition 

Amendment (PCA) to permit site and proffer 

modifications which includes the shift of up to 126,800 
square feet from PCA/CDPA/FDPA 2011-LE-022 to 

PCA 2008-LE-015-02 & PCA 1998-LE-064-03 (Option 
2). Except for the reduction in density, no site layout 
changes are proposed to PCA/CDPA/FDPA 2011-LE-

022. 
 

 
 
 

 
Kelly M. Atkinson, AICP 



 
 

 

 

 

Americans with Disabilities Act (ADA): Reasonable accommodation is available upo n 48 hours advance notice.  

For additional information on ADA call (703) 324-1334 or TTY 711 (Virginia Relay Center). 

 

STAFF RECOMMENDATIONS: 

 

Staff recommends approval of PCA 2011-LE-022, subject to the execution of 
proffers consistent with those contained in Appendix 2. 

 
Staff recommends approval of FDPA 2011-LE-022, subject to the proposed 
development conditions contained in Appendix 3 and the Board of Supervisors 

approval of PCA 2011-LE-022. 
 

Staff recommends approval of a reaffirmation of a modification of the loading space 

requirement to allow four spaces instead of the required five spaces by Paragraph 

15 of Section 11-202 of the Zoning Ordinance as depicted on the Conceptual/Final 

Development Plan Amendment (CDPA/FDPA).  

 

Staff recommends approval of a reaffirmation of an increase in the maximum floor 

area ratio from 1.5 to 1.89 for Option 1, in accordance with Section 6-208 of the 

Zoning Ordinance as depicted on the CDPA/FDPA. 

 

Staff recommends approval of a reaffirmation of a previously approved waiver of the 

barrier requirement and modification of the transitional screening yard requirement 

for the eastern portion of the site in accordance with Paragraph 11 of Section 13-305 

of the Zoning Ordinance and in favor of that depicted on the CDPA/FDPA.    

 

Staff recommends that the Board of Supervisors direct the Director of DPWES to 

approve the requested deviation of the tree preservation target requirement in favor 

of what is shown on the CDPA/FDPA. 
         

It should be noted that it is not the intent of the staff to recommend that the Board, in 

adopting any conditions, relieve the applicants/owner from compliance with the 
provisions of any applicable ordinances, regulations, or adopted standards; and that, 

should this application be approved, such approval does not interfere with, abrogate 
or annul any easements, covenants, or other agreements between parties, as they 
may apply to the property subject to this application.  

 
It should be further noted that the content of this report reflects the analysis and 

recommendation of staff; it does not reflect the position of the Board of Supervisors. 
For information, contact the Zoning Evaluation Division, Department of Planning and 
Zoning, 12055 Government Center Parkway, Suite 801, Fairfax, Virginia 22035-

5505, (703) 324-1290 TTY 711 (Virginia Relay Center). 
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A GLOSSARY OF TERMS FREQUENTLY 

USED IN STAFF REPORTS WILL BE  
FOUND AT THE BACK OF THIS REPORT 

 
 
DESCRIPTION OF THE APPLICATIONS 

 
The concurrent applications have been submitted in order to shift density from the site of 

PCA/CDPA/FDPA 2011-LE-022 to the site of PCA 1998-LE-064-03 and PCA 2008-LE-015-
02.  No change in the overall density across these sites is proposed.  With that shift in 
density, the applicant proposes to combine the two previously approved buildings into a 

single building on the site of PCA 1998-LE-064-03 and PCA 2008-LE-015-02 (known as 
Phase 1 of Springfield Metro Center II). Additionally, with that shift in density, the applicant 

proposes to reduce the proposed density on PCA/CDPA/FDPA 2011-LE-022 (known as 
Phase 2 of Springfield Metro Center II) by the same amount transferred to Phase 1. The 
applicant is proposing a maximum of 600,800 SF in Phase 1 and 390,800 SF in Phase 2. 

This shift in density on both Phases 1 and 2 will be known as Development Option 2. The 
applicant is also seeking to retain the layouts and density previously approved in 2012 (PCA 

1998-LE-064-02 and PCA 2008-LE-015 and RZ/FDP 2011-LE-022) in the event that the shift 
in density between Phase 1 and Phase 2 does not occur. This will be known as Development 
Option 1 and the applicants will construct either Development Option 1 or 2. The applications 

are discussed in further detail later in this report. 
 

Springfield Metro Center II Development Option 1  
PCA 1998-LE-064-02 and PCA 2008-LE-015 and RZ/FDP 2011-LE-022 

(Approved by the Board of Supervisors May 1, 2012) 
 

Phase 1  
(PCA 1998-LE-064-02 and 

PCA 2008-LE-015) 

474,000 GFA maximum 

Phase 2 
(RZ/FDP 2011-LE-022) 

517,600 GFA maximum 

Total GFA 991,600 GFA maximum 
 

 
Springfield Metro Center II Development Option 2 

PCA 1998-LE-064-03 and PCA 2008-LE-015-02 and PCA/CDPA/FDPA 2011-LE-022 

(Subject to approval of these PCAs) 
 

Phase 1  

(PCA 1998-LE-064-03 and 
PCA 2008-LE-015-02) 

600,800 GFA maximum 

Phase 2 

(PCA/CDPA/FDPA 2011-LE-
022) 

390,800 GFA maximum 

Total GFA 991,600 GFA maximum 
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Waivers and Modifications (PCA 2008-LE-015-02 and PCA 1998-LE-064-03) 

 
The following waivers and modifications have been requested with PCA 2008-LE-015-02 and 

PCA 1998-LE-064-03: 
 

 Reaffirmation of the previously approved waiver of the rear yard requirement in 

accordance with Section 2-418 of the Zoning Ordinance in favor of that depicted on 
the Generalized Development Plan (GDP).   

 

 Reaffirmation of a waiver of the barrier requirement and modification of the transitional 

screening yard requirement to the west in accordance with Paragraphs 3 and 5 of 
Section 13-305 of the Zoning Ordinance as depicted on the GDP.     

 

 Approval of a waiver of the maximum height of a fence in a front yard per Paragraph 
3B of Sect. 10-104 of the Zoning Ordinance to permit an 8-foot high security fence in 

the front yard as depicted on the GDP and in the proffers. 
 

 Directive to the Director of DPWES for a deviation from the tree preservation target 

requirement identified in Section 12-0508 of the Public Facilities Manual in favor of 
what is shown on the GDP. 

 
Waivers and Modifications (PCA/CDPA/FDPA 2011-LE-022) 

 
The following waivers and modifications have been requested in conjunction with 
PCA/CDPA/FDPA 2011-LE-022: 

 

 Reaffirmation of the previously approved modification of the loading space 

requirement to allow four spaces instead of the required five spaces by Paragraph 15 
of Section 11-202 of the Zoning Ordinance as depicted on the CDPA/FDPA.  

 

 Reaffirmation of an increase in the maximum floor area ratio from 1.5 to 1.89 for the 
previously approved Option 1 to be retained, in accordance with Section 6-208 of the 

Zoning Ordinance as depicted on the CDPA/FDPA. 
 

 Reaffirmation of a previously approved waiver of the barrier requirement and 

modification of the transitional screening yard requirement for the eastern portion of 
the site in accordance with Paragraph 11 of Section 13-305 of the Zoning Ordinance 

as depicted on the CDPA/FDPA. 
 

 Directive to the Director of DPWES for a deviation from the tree preservation target 
requirement identified in Section 12-0508 of the Public Facilities Manual in favor of 
what is shown on the CDPA/FDPA. 
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The applicant’s draft proffers, staff’s development conditions, affidavit and statements of 
justification are contained in Appendices 1-5, respectively. 
 
 

LOCATION AND CHARACTER OF THE AREA 
 

The subject properties are located southeast of the interchange between Franconia-

Springfield Parkway and Interstate 95 and are a part of the Springfield Industrial Park.  The 
sites are located on the west side of Springfield Center Drive, east of Metropolitan Center 

Drive, and south of the Joseph Alexander Transportation Center and Franconia -Springfield 
Metrorail facility.   

 

The western 
portion of the site 

is vacant and the 
eastern portion of 
the site is 

developed with 
two 2-story 

warehouse 
buildings and 
associated 

parking, which are 
currently vacant. 

These buildings 
are proposed to 
be demolished 

with Phase 2.  
Much of this site is 

flat; however, the 
elevation does  

Figure 1: Aerial Map, Source: Fairfax County Pictometry with Added Graphics                   rise fourteen feet                   

                                                    on the adjacent  
                                                                                                                 land to the southwest.   
 

SURROUNDING AREA DESCRIPTION 

Direction Use Zoning Comprehensive Plan 

North 

Joseph Alexander 
Transportation Center 
(Springfield/ Franconia 

Metrorail Facility) 

I-4 
Public 

Facilities/Government/Institutional 

(Transportation Center) 

South  
Northern Virginia 

Community College 
and INOVA (Vacant) 

I-4 Industrial/Mixed Use 
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SURROUNDING AREA DESCRIPTION 

East 

(across 
rail lines) 

 

Single Family 
Detached (Windsor 

Estates)  
R-1 

Residential, 1-2 du/ac 
and Private Open Space 

West 

Parr Warehouse 

(General Services 
Administration) 

 
Multi-Family 

(Springfield Crossing 

Apartments) 

I-4 

 
PDH-40 

Industrial/Mixed Use 

 
 

 

BACKGROUND 

 
On April 28, 2003, the Board of Supervisors approved RZ 1998-LE-064 and SE 01-L-020 

[Tax Map 90-1 ((1)) 58A pt., 58B and 59A pt.] to rezone 9.72 acres from the I-4 District to the 
C-4 District to develop 474,000 square feet of offices in three buildings or an option for 

520,000 square feet in two office buildings and a hotel. Copies of the approved proffers and 
GDP are available on file with the Zoning Evaluation Division of the Department of Planning 
and Zoning. 

 
On May 18, 2009, the Board of Supervisors approved RZ 2008-LE-015 to rezone 0.69 acres 
[Tax Map 90-4 ((1)) 11B pt.] from the I-4 District to the C-4 District and PCA 1998-LE-064 

[Tax Map 90-2 ((1)) 56C pt.] to permit modifications of the Generalized Development Plan 
(GDP) to incorporate the additional land and permit two 120-foot tall office buildings for a total 

of 474,000 square feet (plus an additional 66,900 square feet of cellar space) with a 50-foot 
tall parking structure and to eliminate the approved hotel/third office building. Copies of the 
approved proffers and GDP are available on file with the Zoning Evaluation Division of the 

Department of Planning and Zoning. 
 

On May 1, 2012, the Board of Supervisors approved PCA 1998-LE-064-02 and PCA 2008-
LE-015 [Tax Map 90-2 ((1)) 56C pt. and 90-4 ((1)) 11B pt.] to delete 1.03 acres zoned C-4 in 
order to rezone the land area to the PDC District per RZ 2011-LE-022 (below). The 

Generalized Development Plan (GDP) continues to propose two office buildings and a 
parking structure. Copies of the proffers and approved GDP are contained in Appendix 6.   

 
On May 1, 2012, the Board of Supervisors also approved RZ/FDP 2011-LE-022 [Tax Map 90-
2 ((1)) 56C pt. and 58D and 90-4 ((1)) 11B pt.] to rezone 6.28 acres from the C-4 and I-4 

Districts to the PDC District to permit development of 517,600 square feet in two 120-foot tall 
office buildings with a 50-foot tall parking structure. Copies of the proffers and approved GDP 

are contained in Appendix 6.   
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Between PCA 1998-LE-064-02, PCA 2008-LE-015 and RZ/FDP 2011-LE-022, a total of 
991,600 square feet (SF) of gross floor area (GFA) was approved for development, with 

474,000 SF in Phase 1 and 517,600 SF in Phase 2.  
 

 
COMPREHENSIVE PLAN PROVISIONS (Appendix 7) 

 
Plan Area:  IV 
Planning District:                                        Franconia-Springfield Area & Fort Belvoir North  

Transit Station Area:  Franconia-Springfield Transit Station Area 
Land Unit:  O and P 
Plan Map:  Industrial/Mixed Use 

 
The Comprehensive Plan provides the following guidance on the land use and the intensity 

for the property.  Land Unit O is the western portion and Land Unit P is the eastern portion of 
the site.   On pages 53-56 of the Area IV, 2013 edition of the Franconia-Springfield Area 
Plan, the Plan states:   

 
Land Unit O  

 
Land Unit O is located south of the Franconia-Springfield Parkway, south and west of the 
Long Branch Stream Valley, and west of the CSX Railroad right-of-way. The land unit is 

about 93 acres in size, and contains residential and hotel uses as well as the federally owned 
GSA-Parr Warehouse. A railroad spur and the Long Branch of Accotink Creek separate this 

land unit from the Joe Alexander Transportation Center (Land Unit N). Land Unit O is planned 
for industrial use up to .50 FAR to recognize existing uses and to minimize traffic generation 
in an area with limited transportation capacity. If in the future, the GSA-Parr Warehouse site 

is declared surplus or otherwise proposed for private redevelopment, redevelopment plans 
should be supported only if they are consistent with the county's goals and the 

Comprehensive Plan.  
 
Land Unit O has extreme traffic/transportation constraints. To accommodate development 

under the current Plan, Loisdale Road should be improved to a 4-lane section between 
Springfield Center Drive and Metropolitan Center Drive. Any redevelopment of Land Unit O 

will be constrained by the need to mitigate/minimize both daily and peak hour trips.  
 
The following options address Land Unit O as separate development areas. However, any 

development or redevelopment in these areas should be planned and designed with 
reference to a coordinated and integrated plan for all of Land Unit O. 

 
Options for Northern Portion of Land Unit O  
 

The following land uses and intensities are recommended for the northern portion of Land 
Unit O at the optional level:  
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• Parcels 90-2 ((1)) 56 and 59B are planned for up to 377 residential units and a 115,000 
square feet hotel to reflect approved development;  

• Parcels 90-2 ((1)) 58A pt., 58B and 59A pt. constitute an area of approximately 10 acres 
located southwest of the Metro property. This area is planned for up to 475,000 square 

feet of office use. As an alternative, a combination of up to 360,000 square feet of office 
use and up to 160,000 square feet of hotel use may be appropriate. The office/hotel uses 
may include support retail use to serve residents and workers at the site.  

 
In addition to the addressing the recommendations provided in the transportation section, 

development of Land Unit O should provide a pedestrian and vehicular connection to the Joe 
Alexander Transportation Center. The vehicular connection should, at a minimum, 
accommodate shuttle bus service to the Transportation Center. 

 
Land Unit P  

 
Land Unit P is located south of the GSA-Parr Warehouse and north of the Loisdale Estates 
subdivision. It is about 57 acres in size and contains the site of the Northern Virginia 

Community College and Springfield Center Industrial Park.  
 

Land Unit P is planned for light industrial use up to .35 FAR. As an option, biotech/research 
and development uses up to .50 FAR may be appropriate to complement the VNCC/INOVA 
medical center. For parcels 90-2((1))57E, 57F, 57G, and 57H, office use up to .50 FAR may 

also be considered. Any development under this option must demonstrate that it will generate 
less peak hour traffic than the planned baseline use to minimize traffic generation in an area 

with limited transportation capacity. Development should provide a landscaped buffer of at 
least 75 feet in width along the Loisdale Estates subdivision boundary.  
 

As an option, parcels 90-2((1))58D and 90-4((1))11B are planned for office use up to 2.0 
FAR, with support retail use. Redevelopment should include, at a minimum, the following 

elements:  
 

• Accommodation of the extension of Frontier Drive to Springfield Center Drive and 

contributions to offsite improvements to Loisdale Road;  
• Provision of a grid street system that accommodates walking within the si te and to the 

Joe Alexander Transportation Center;  
• Implementation of an effective transportation demand management (TDM) program 
to reduce auto travel to the area; 

• Provision of shuttle service to the Joe Alexander Transportation Center and/or other 
destinations in the nearby area until such time that a circulator, described in the Area-

wide guidance, is operational. At such time, redevelopment should participate in the 
circulator’s management and operation. Options for development are feasible only if the 
private sector contributes a proportional share of transportation improvements (road fund) 

and/or funding to meet the transportation needs of the area;  
• Provision of structured parking; 



PCA 1998-LE-064-03, PCA 2008-LE-015-02, 
PCA/CDPA/FDPA 2011-LE-022     Page 7 of 28 

 
 

• Provision of high-quality architecture and pedestrian focused site design, which 
should include street oriented building forms, a maximum building height of 150 feet, 

and mitigation of visual impacts of structured parking;  
• Buildings should be designed to accommodate telecommunications antennas and 

equipment cabinets in a way that is compatible with the building’s architecture and 
conceals the antennas and equipment from surrounding properties and roadways by 
flush mounting or screening antennas and concealing related equipment behind screen 

walls or building features;  
• Provision of integrated pedestrian and bicycle systems with features such as covered 

and secure bicycle storage facilities, walkways, trails and sidewalks, amenities such as 
street trees, benches, bus shelters, and adequate lighting;  
• Provision of environmental elements into the design, including buildings designed to 

meet the criteria for LEED Silver green building certification;  
• Provision of on-site recreational amenities for employees;  

• Mitigation of the impacts on parks and recreation per policies contained in Objective 6 of 
the Parks and Recreation section of the Policy Plan; and  
• Adherence to the adopted Transit Oriented Development Guidelines contained in 

Appendix 11 of the Land Use section of the Policy Plan. 
 

Transportation  
 
In order to mitigate transportation issues the following conditions should be addressed for any 

development proposed for Land Units O and P:  
 

• Improve Loisdale Road to a 4 lane section between Metropolitan Center Drive and 
Springfield Center Drive;  
• Provide two points of access to Loisdale Road and an interconnected 4 lane divided 

section to serve the site;  
• Phase build out of the site conditioned on the provision of additional access via a road 

connection to/from the Joe Alexander Transportation Center or Franconia-Springfield 
Parkway. Incorporate pedestrian access into the roadway connection;  
• Coordinate and/ or integrate site access to the extent possible with the facilities 

provided at the Joe Alexander Transportation Center;  
• Mitigate through a transportation demand management system emphasizing transit 

alternatives to vehicular use that achieves at a minimum, 15% usage of public 
transportation for commuting trips to and from the site; and  
• Establish a Transportation Management Association (TMA) to implement such 

measures. 
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ANALYSIS 
 

As discussed earlier, with the proposed applications, the applicant seeks approval of a 
secondary site layout for both Phase 1 and Phase 2 of the site, which is known as Option 2.  

Because no change is proposed to the approved layout (Option1), staff only describes the 
proposed new layouts below. 
 
PCA 2008-LE-015-02 and PCA 1998-LE-064-03 (Phase 1, Option 2) 
Description of the Generalized Development Plan (copy included at the front of the report) 

 
The Generalized Development Plan (GDP) titled: “Metro Center II” submitted by Urban LTD. 
and consisting of 29 sheets dated October 2014 as revised through June 17, 2015, is 

reviewed below.   
  

The applicant, 
Springfield Metro 
Center II, LLC 

and Springfield 
Parcel C, LLC, 

requests an 
amendment to 
the proffers and 

Generalized 
Development 

Plan (GDP) for 
the 9.36 acre 
site zoned C-4 

(High Intensity 
Office).   

 
 
 

 
 

 
Figure 2: Proposed Phase 1, Option 2 Site Layout, Source: Applicant with Added Graphics 

 

The applicant has submitted these Proffered Condition Amendments (PCAs) on this vacant 
property to allow an option to accommodate office and accessory retail uses for a government 

agency on the subject property. This area is considered Phase 1 of the Springfield Metro 
Center II Development. Specifically, the applicant proposes to shift 126,800 square feet (SF) of 
gross floor area (GFA) from Phase 2 (PCA 2011-LE-022, discussed below) to Phase 1.  This 

shift and the resulting layout are referred to as Option 2. The density shift will increase the 
previously approved GFA in Phase 1 from 474,000 SF to 600,800 SF. In addition, 66,120 SF 

of cellar is proposed. The applicant will also carry forward the previously approved 
development option (known as Option 1) that allows for Phase 1 to be constructed with up to 
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474,000 SF of GFA, with an additional 66,900 SF of cellar in two (rather than one) office 
buildings. Only one development option will be constructed. 

 
The increase in GFA in Option 2 will cause the floor area ratio (FAR) on the subject property 

to increase from 1.16 to 1.47 and open space to increase from 26 percent to 30 percent (an 
increase of 0.3 acres).  The area proposed for the additional GFA will be accommodated by 
building within the area between the previously approved two separate buildings and 

increasing the building footprint by one foot.                               
With this PCA, 

parking will continue 
to be provided in a 
parking garage on 

site, which will 
increase in height 

from 42 feet to 60 
feet and increase 
from 1,407 parking 

spaces to 1,870 
parking spaces. The 

proposed single 
office building will 
continue to maintain 

a height of 120 feet 
for a total of 

586,800 SF of office 
GFA and 
approximately 

14,000 SF of 
accessory retail GFA,    Figure 3: Proposed Phase 1, Option 2 Elevation, Source: Applicant 

for a total of 600,800 SF.  
Also, an additional 66,120 SF of cellar space, which may contain offices, will be provided in the 
office building.  The proposed accessory retail will be located in the first floor of the parking 

garage (it should be noted that provision of retail space is a requirement of the anticipated 
government agency). Due to secured security requirements, this accessory retail will only be 

available to employees of this office building. An elevation of the accessory retail within the 
parking garage is provided above.  
 

Under development option 2 of Phase 1, the office building will continue to be oriented 
towards the potential extension of Joseph Alexander Road to the west facing the General 

Services Administration (GSA) warehouses to the west.  The rectangular building will have 
one side along with a covered loading dock, outdoor seating area and a screened area for 
generators facing Springfield Center Drive Extended.  The office building will be located 83 

feet from the existing portion of Joseph Alexander Road and 72 feet (as measured from the 
covered loading dock) from Springfield Center Drive.  
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Phase 1 proposes a primary entrance from the northeastern portion of Springfield Center 
Drive and a potential secondary entrance from the southern portion of the access street, 

which also serves the community college (see Figure 10, below).  At this time, this secondary 
entrance is shown as an option on Sheet 6 of the GDP and its use will be determined by the 

applicant at a later date. Additionally, the applicant is also showing an optional revised 
primary entrance on Sheet 6 of the GDP (see Figure 10, below).  As will be further discussed 
below, this optional entrance is being shown in the event the primary entrance cannot be 

accommodated with the extension of Frontier Drive, which, in turn, will avoid the need for a 
future PCA.   

 
An internal 
travelway provides 

vehicular access 
between the two 

entry locations into 
the parking garage. 
There are loading 

spaces located on 
the western portion 

of the parking 
garage that are 
screened with 

vegetation.   
Employees parking 

in the garage will 
access the rear of 
the building from 

the parking garage. 
 

 
Figure 4: Proposed Phase 1, Option 2 Rendering, Source: Applicant 
 

Like approved Option 1, Option 2 continues to provide for a network of sidewalks along the 
boundary of the site and an area for a plaza.  The plaza is proposed to be located on the far 

northern edge of the development and will contain landscaping, benches and hardscape. 
This plaza area is the closest point to the existing Metro Access Road, which connects 
pedestrians and shuttles in this area with the Franconia-Springfield Metrorail. The primary 

building entrance faces Joseph Alexander Drive, closest to the plaza, and will be the primary 
entrance for those walking from the Metrorail station. Sidewalks with a variety of materials will 

provide pedestrian access internal to the site. Landscaping is proposed along the periphery 
of the site and between the parking garage and office building and consistent with that 
previously approved. Stormwater management and best management practices will continue 

to be provided as originally anticipated via an infiltration trench and infiltration vault. The 
applicant has an approved Stormwater Ordinance Determination (9990-SWOD-001-1) and is 

subject to the grandfathering provisions of Chapter 124-1-12.A of the Fairfax County Code. 
As such, the applicant is not subject to the new stormwater provisions. 
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The illustrations below depict the proposed office building.  The site will be secured with gates 

and fences as discussed in greater detail below. 
 

 

 

Figure 5: Proposed Phase 1, Option 2 Elevations, Source: Applicant 

 
 

PCA/FDPA 2011-LE-022 (Phase 2, Option 2) 
Description of the Conceptual/Final Development Plan Amendment (CDPA/FDPA) (copy 

included at the front of the report 

 
The CDP/FDPA titled: “Metro Center II Phase II” submitted by Urban LTD. consisting of 29 

sheets dated February 2011 as revised through June 17, 2015, is reviewed below. 
 
The applicant, Springfield Metro Center II, LLC and Springfield 6601 LLC, requests an 

amendment to the proffers and Conceptual/Final Development Plan (CDP/FDP) for this 6.28 
acre site zoned PDC. The applicant has submitted this PCA on the Phase 2 site to shift 
126,800 square feet (SF) of previously approved GFA from Phase 2 to the aforementioned 

Phase 1 to accommodate an anticipated government agency. This density shift will decrease 
the previously approved GFA from 517,600 SF to 390,800 SF.  This density shift and 

resulting site layout are considered Option 2 of Phase 1.  If the shift in density does not occur 
between Phases 1 and 2, the applicant seeks to retain the originally approved layout and 
density allocation between the phases (Option 1). Again, only one development option will be 

constructed. 
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If implemented,  
Option 2 will 

decrease the 
previously 

approved floor 
area ratio (FAR) 
in Phase 2 from 

1.89 FAR to 1.43 
FAR. The area 

proposed for the 
reduced GFA will 
be 

accommodated 
by reducing the 

height of the 
buildings.  
 

 
Figure 6: Proposed Phase 2, Option 2 Site Layout, Source: Applicant 

 
If Option 2 is implemented, the applicant anticipates removing three floors from Building #1, 
as originally approved, and two floors from Building #2, as originally approved, for an 

effective building height of 114 feet and 126 feet, respectively. The applicant will also reduce 
the height of the parking garage by one level. However, the applicant has not committed to 

depicting these changes on the Conceptual/Final Development Plan Amendment 
(CDP/FDPA), noting that the height may fluctuate based on the building materials and final 
building design. Under Option 2, the applicant proposes no changes to the approved 

setbacks, footprint or location of the previously approved office buildings and parking garage.  
As stated, approximately 37 percent of the site will contain open space. Parking will continue 

to be provided in a parking garage on site, which will decrease from 1,374 parking spaces to 
1,017 parking spaces. Landscaping is proposed along Springfield Center Drive and in 
between the proposed buildings.   

 
Under the Option 2 layout of Phase 2, the front of the proposed office buildings will continue 

to be located between 86 feet and 103 feet from Springfield Center Drive.  The office 
buildings will continue to be integrated into the parking garage. Employees parking in the 
garage will access the rear of the building from the parking garage.  

 
The parking garage has an access point from the northern portion of Springfield Center Drive 

while the southern access for the garage is entered from the access street that also serves 
the community college.  There are loading spaces located on the northern and southern 
portions of the buildings that are screened with landscaping. The parking garage will be 

partially screened by a planted wall and will be located 20 feet from Springfield Center Drive 
until the road is realigned to the north, at which time it will be accepted as a public street. 

Option 2 continues to provide for a network of sidewalks on the site and a potential area for 

Springfield 

Center Drive 

Frontier Drive 
Extended 
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public art.  The public art is proposed to be located on the far eastern edge of the 
development.  

 
Stormwater management and best management practices will continue to be provided as 

originally anticipated via an offsite pond and storm filter. The applicant has an approved 
Stormwater Ordinance Determination (9990-SWOD-002-1) and is subject to the 
grandfathering provisions of Chapter 124-1-12.A of the Fairfax County Code. 

 
The depiction to 

the left is the 
possible 
extension of 

Frontier Drive 
from the 

Metrorail Station 
to Springfield 
Center Drive.  

This alignment 
would move the 

road farther from 
the proposed 
buildings.  This 

previously 
agreed upon 

alignment 
assumes a 116  
 

Figure 7: Proposed Frontier Drive Realignment in Phase 2, Source: Applicant 
 
foot cross section per the Comprehensive Plan and will accommodate four lanes of traffic 

with a median, bike lanes, parking on both sides of the street and an 8-foot wide sidewalk on 
both sides.  The existing two lane Springfield Center Drive will remain until Frontier Drive is 

extended by others.   
 
The proposed alignment of Frontier Drive will cause the removal of the existing off-site 

stormwater management pond; however, there appears to be adequate room to re-establish 
the pond in the general area indicated on Sheet 24 of the CDPA/FDPA at such time as 

Springfield Center Drive is removed.   
 

The illustration below depicts the previously approved Option 1 in Phases 1 and 2.  The 

applicant has provided revised illustrations of the proposed Option 2 building in Phase 1 (as 
depicted in Figure 4) but has not provided a revised illustration of Phase 2 with the reduced 

building heights.   
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 In total for 
Phases 1 and 2 

(15.64 acres), 
this Option 2 

will contain a 
maximum of 
991,600 SF in 

three office 
buildings and 

an additional 
maximum of 
66,120 square 

feet of cellar 
space in Phase 

1. There is no 
increase in total 
square feet 

over that  
Figure 8: Proposed Elevation, Source: Applicant                                                               previously approved  

                    in 2012.  
 
Land Use Analysis (Appendix 8) 

 

Use and Intensity 
 

The proffered condition amendment (PCA) applications are to permit an option to shift 
previously approved gross floor area (GFA) from Phase 2 to Phase 1 and subsequent site 

modifications (known as Option 2).  As previously noted, the applicant also seeks to retain 
the previously approved development options, approved in 2012 and known as Option 1, in 

the event the anticipated government tenant does not move to the subject site. No increase 
in overall density is proposed as a result of these PCAs; therefore, there is no increase in 
use or intensity with either development option 

 
As described above, in order to accommodate the additional GFA in Phase 1, the applicant 

will be building in between the two previously approved office buildings and increasing the 
footprint of the building by one foot. The height of the parking garage will also increase to 
accommodate additional parking spaces necessitated by the additional GFA. The applicant 

is not proposing significant changes to the site design for the Phase 2 buildings, other than 
to reduce the proposed height of the buildings and parking garage to accommodate the 

reduction in GFA.  
 

The proposed applications are intended to accommodate office and accessory retail space 

for a possible government tenant in Phase 1. The anticipated tenant requires a minimum of 
600,000 square feet (SF) of GFA, to include 14,000 SF of accessory retail serving the 

proposed employees. This accessory retail will be located in the first floor of the parking 
garage as noted. The applicant is continuing its previous proffer commitment to provide a 
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minimum of 5,000 SF of accessory uses in either the Phase 1 or Phase 2 buildings, which 
may include personal service establishments, sundry shops, a banking center, eating 

establishments and retail space, if there is market demand.  It should be noted that if the 
anticipated government agency moves into the Phase 1 building, the 5,000 SF of accessory 

uses will be met via the provision of the 14,000 SF of accessory retail. Due to security 
restrictions which the anticipated government tenant may require in Phase 1, this retail will 
likely be inaccessible to employees in Phase 2.  

 
Transit Oriented Development (TOD) & Urban Design and Streetscape Criteria 

 

Development within the Franconia-Springfield Transit Station Area is subject to the TOD 
Criteria in the Comprehensive Plan and is a specific condition of any development 

proposed in Phase 2 on the eastern side of the sites. The TOD design guidelines 
encourage creating a vibrant mixed-use center serving the areas in proximity to the transit 

station, creating a pedestrian-focused sense of place, minimizing impact of parking 
structures, providing a grid of safe and attractive streets, and high quality open space.   
 

The Option 1 layouts for the Phase 1 and Phase 2 developments were previously approved 
by the Board of Supervisors.  In light of these previous approvals and the fact that the 

applicant seeks only to reallocate previously approved density with no increase in density or 
significant re-design of the site, staff did not re-review the application against the TOD 
criteria or streetscape guidelines. No change is proposed to the previously approved 

setbacks, building facades, open space or public art. However, there are two minor 
changes discussed below.  

 
The urban design and streetscape guidelines for the Franconia-Springfield Transit Station 
Area (TSA) are intended to provide high quality design and an attractive and pedestrian-

oriented streetscape.  Springfield Center Drive is categorized as a collector street in the 
TSA plan, which should be designed with a 116-foot wide right of way that includes bicycle 

lanes and on-street parking on both sides of the street, as well as a center median and two 
travel lanes in each direction.  The previously approved layouts had provided for this cross-
section for the portion of Springfield Center Drive which will be the extension of Frontier 

Drive and will continue with this application.  Additionally, under the most recently approved 
applications (PCA 1998-LE-06402, PCA 2008-LE-015, RZ 2011-LE-022), the applicant 

proffered a 73-foot cross section of Springfield Center Drive west of the future intersection 
of Frontier Drive connecting to Joseph Alexander Road. Due to topographical constraints 
and security requirements for the anticipated government tenant in Phase 1, the applicant is 

now proposing a 70-foot wide cross-section on Springfield Center Drive.  This section will 
provide for two 11-foot wide lanes of traffic in each direction, sidewalk and buffer but will not 

accommodate the on-street bicycle lanes or parking. Both VDOT and FCDOT are in 
acceptance of this 70-foot wide cross section and 11-foot wide travel lanes. In the event 
that the government agency does not select the site, the applicant will continue to provide a 

70-foot wide cross section in lieu of the 73-foot wide cross section previously proffered in 
2012. 
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A second change to the Phase 1 plan from a streetscape guideline perspective is the 
proposed 8-foot tall security fence surrounding the site. The previously approved Phase 1 

plan contemplated security features approximately 3-feet tall. In order to address the 
security needs to the anticipated government tenant, the applicant now proposes an 8-foot 

tall security fence with both development options (Option 1 and 2). While the applicant has 
not committed to including a detail of the proposed security fence in the proffers or on the 
GDP, an elevation is included in this staff report for reference. 

 
  

 
 
 

 
 

 
 
 

 
 

Figure 9: Proposed Security Fence, Source: Applicant 
  

 
Environmental Analysis 

 

The western portion of the site is vacant and devoid of any significant environmentally 
important features. The eastern portion of the site is developed with a warehouse facility and 
also does not contain any environmentally important features. The sites do not contain a 

significant stand of trees, floodplain, resource protection area or environmental quality 
corridor. 

 
Green Buildings 

 

The Comprehensive Plan provides specific energy efficiency guidelines for these sites 
and specifically for Phase 2 where, the Plan states: “Provision of environmental elements 

into the design, including buildings designed to meet the criteria for LEED Silver green 
building certification.”  The applicant has continued to provide proffers for both Phases 1 
and 2 for achieving LEED-Silver certification through the core and shell rating system.  

Staff notes that the applicant is also continuing to provide for a recharging station within 
the Phase 2 parking garage for electric vehicles.   
 
Transportation Analysis (Appendix 9) 

 

Phase 1 Density Shift 
 

The proposed shift of 126,800 SF from Phase 2 to Phase 1 would add an additional 139 AM 
peak, 142 PM peak and 846 daily trips to the Phase 1 development and reduce the number 
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of trips associated with the Phase 2 development. No increase in the previously anticipated 
3,300 total net new trips is anticipated.  

 
Due to the shift in GFA, Fairfax County Department of Transportation (FCDOT) staff 

requested the applicant commit to shifting the two proffered signal warrant studies to Phase 
1. The applicant has shifted the signal warrant study for Loisdale Road and Metropolitan 
Center Drive to Phase 1.  

 
FCDOT staff also requested the applicant shift the Loisdale Road and Springfield Center 

Drive signal warrant study to Phase 1. Per the applicant’s traffic analysis, the peak hour 
signal warrant is not met for Phase 1 for the Loisdale Road/Springfield Center Drive 
intersection and likely would not be met for the eight and four hour warrants. In regard to the 

intersection delay, the traffic analysis for Phase 1 only showed an acceptable level of service 
“E” on Springfield Center Drive. As a result, the applicant’s traffic operations analysis 

supports a signal warrant analysis at Springfield Center Drive under Phase 2. 
 
FCDOT expressed concerns with the applicant’s traffic operations analysis and as such, 

strongly recommended that the applicant shift the Loisdale Road and Springfield Center Drive 
signal warrant study to Phase 1 for the following reasons. First, the applicant is proposing to 

construct 61 percent of the permitted density in Phase 1. Next, the afternoon peak hour 
warrant is very close to meeting the threshold for a signal at Loisdale Road and Springfield 
Center Drive. Finally, though the warrants were done using the standard methodology (future 

volume forecasts plus trips generated by the proposed site), actual volumes may differ upon 
completion of the proposed site. Since traffic in the vicinity of this application is very sensitive 

to the often-changing context, actual traffic volumes may meet the signal warrant threshold at 
Phase 1. In light of these reasons, FCDOT staff felt the signal warrant commitment for 
Loisdale Road and Springfield Center Drive should be included in Phase I since such a 

commitment would provide a mechanism by which to mitigate any unacceptable traffic 
operations resulting from Phase 1 in anticipation of the changing/increasing traffic that cannot 

be captured using trip generation at this time. 
 
In response to these concerns, the applicant has now modified their proffers to provide an 

option for a signal warrant study for this intersection with both Phase 1 and Phase 2.  
Specifically, the applicant will submit a signal warrant study for VDOT’s review and approval 

within twelve months after the issuance of the first non-residential use permit (non-RUP) for 
Phase 1. The applicant will install this signal, if warranted. In the event it is not warranted, 
then the applicant will conduct a second warrant study within six (6) months of eight-five 

(85%) occupancy of the Phase 1 building to determine whether a signal is warranted at that 
time. Should a signal not be warranted at that time, under the proffer, the applicant would 

have no further obligation for this signal for Phase 1 At the time of Phase 2, the applicant 
would resubmit a signal warrant study for this intersection in the event a signal has not 
already been installed. 

 
Staff believes this revised timing for the warrant studies provides an improvement to the 

applicant’s transportation commitments as it allows both of the traffic signals to be installed at 
an earlier time frame, if warranted. In the event the Loisdale Road and Springfield Center 
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Drive is not warranted with Phase 1, there is still a mechanism in place to determine if it is 
warranted with Phase 2. 

 
Entrances 

 
In response to standards required by the anticipated government tenant, the applicant has 
continued to reflect a primary and secondary entrance, as well as a guard stand and security 

gates at both entrances. At this time, the applicant does not know if both entrances will be 
required. The secondary entrance has been shown as an option in the event trip generation 

mandates its operation and to avoid the need for a PCA. County staff initially expressed 
concern regarding the potential for queuing conflicts onto Springfield Center Drive due to the 
proposed security features. The applicant has stated that the security gate is not anticipated 

to create queuing conflicts, as all employees will have pre-clearance to enter the site and will 
be waved in without being stopped. At the same time, the applicant has also noted that these 

gates cannot remain permanently open due to potential security threats. While the anticipated 
government tenant may have the flexibility to leave the gates open during peak operating 
hours, such flexibility will be subject to the security levels in place. For that reason, the 

applicant has committed to completing an operational analysis of the access operations on 
Springfield Center Drive at such time as Frontier Drive is extended and to make any changes 

determined to be required by the analysis (including constructing the proposed second 
entrance), if any. As Springfield Center Drive will remain private until such time Frontier Drive 
is extended and the operational analysis is completed, staff is satisfied that this issue is 

adequately addressed.  
 

Accommodation of the Extension of Frontier Drive  
 
During the review of RZ 2011-LE-022, the County and applicant had extensive conversations 

regarding the ultimate alignment and cross-section for the Frontier Drive extension. The 
agreed upon cross-section accommodates 116 feet, as called for in the Comprehensive Plan, 

and minimizes environmental impacts and costs for fill and possible structures across the 
environmentally sensitive area to the east.  No changes to this alignment are required or 
anticipated. 

 
During review of these concurrent applications, the Virginia Department of Transportation 

(VDOT) expressed concerns that the section of Springfield Center Drive to the west of the 
Frontier Drive intersection is not designed to be a public street.  The street is currently private 
and will remain so until: (1) Metropolitan Drive is improved as a public road from Loisdale 

Road and (2) Frontier Drive is extended as a public road.  At that time, the small segment of 
Springfield Center Drive in front of the applicant’s site will become the connector between 

Metropolitan Drive and Frontier Drive, as well as a public street. As such, VDOT had 
originally requested this segment of Springfield Center Drive to be increased from a 70 foot to 
73 foot right-of-way to accommodate two lanes of traffic and a sidewalk in each direction. 

However, due to topographical constraints and security requirements for the anticipated 
agency in Phase 1, the applicant is now proposing a 70-foot cross section on Springfield 

Center Drive as discussed earlier in the Land Use Analysis.  Both VDOT and FCDOT have 
accepted the reduced cross section. 
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VDOT staff also 

expressed 
concern that when 

this small segment 
of Springfield 
Center Drive 

becomes a public 
street, the 

proposed Phase 1 
entrance onto 
Springfield Center 

Drive will not meet 
intersection 

separation 
requirements.  
 

 
 
 

Figure 10: Proposed Optional Entrances, Source: Applicant 
 
The applicant and staff met with VDOT and determined that this entrance may remain in the 

interim condition. However the applicant has proffered that prior to construction of the 
Frontier Drive extension, to complete an operational analysis (OA) to determine if the Phase 

1 entrance can remain as shown or if it needs to be relocated or closed. The applicant has 
provided an optional security entrance in the event the OA requires relocation of the entrance 
to avoid the need for a PCA (Figure 10). With this proffer, this issue has been resolved.  

 
Previous Proffered Improvements 

 
In conjunction with the previous applications, the applicant proffered a number of 
improvements to the transportation network that remain with these concurrent applications. A 

list of these commitments is provided below: 
 

 Reserving a half-section for a roadway between the subject property and the Northern 
Virginia Community College and INOVA parcels to the south; 

 Accommodating a roadway between the subject property and the General Services 
Administration (GSA) site to the west; 

 Providing the connection of Springfield Center Drive to the north and pedestrian 

improvements along the site;     

 Proffering to Fairfax County’s Transportation Demand Management (TDM) Guidelines 

goal of 30 percent for both sites; 

 Providing for an animated and active streetscape, on-street parking, pedestrian 

walkways and landscaping along the street; 
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 Providing for a cross section of Frontier Drive extended that is consistent with the 

Comprehensive Plan recommendation and provides for on-street parking and 
pedestrians pathways in the ultimate condition.  The interim conditions will provide for 
the sidewalk connections but not the on-street parking.  The applicant will be providing 

for landscaping along the streets;   

 Providing for storefront features on the eastern façade of the Phase 2 buildings to 

provide visual interest; 

 Providing for a shuttle bus; 

 Proffering to the construction of the extension of Springfield Center Drive; 

 Installing two traffic signals, if warranted; 

 Providing right-of-way for Frontier Drive extended; 

 Proffering a total monetary contribution of $613,388 towards off-site improvements, 
including general transportation improvements, the pro-rata impact for a second 

westbound lane on Loisdale Road onto southbound Fairfax County Parkway and 
exclusive northbound right turn lane from Fairfax County Parkway onto eastbound 

Loisdale Road; and 

 Proposing a contribution of $517,600 in Phase 2 for several transportation 
improvements within two miles of the subject property. 

 
Park Authority Analysis: (Appendix 10) 

 

The site proposes two recreation areas of at least 1,000 square feet each within the office 
buildings proposed in each phase; however, employees will need access to additional active 

recreation areas.  The Fairfax County Park Authority (FCPA) requested a contribution of 
$162,216 ($0.27 per square foot for the Phase 1 600,800 square foot office building) for the 

development of recreational facilities at one or more park sites in the area.  While there is no 
increase in total GFA between the two phases, the applicant has increased their proffer 
contribution to provide $40,000 with the first building permit application for either Phase 1 or 

Phase 2 and $22,000 with the final building permit application for either Phase 1 or Phase 2 
for construction or enhancements at the Lee District Park. While FCPA staff would prefer a 

higher contribution to park development, the applicant’s proffer is an increase of $12,000 over 
that previously proffered in 2012.   
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The Comprehensive 

Plan identifies Phase 2 
for a Place Making 

Central Green, which 
should include features 
such as plazas, 

gathering places, 
amphitheater, 

performance spaces, 
special landscaping, 
fountains, sculptures 

and street furniture.  
FCPA requested that a 

portion of the site be 
developed with a 
Common Green Park 

that incorporates urban 
park facilities. The site 

layout continues to 
provide for a plaza, a 
place for public art and 

walking paths on the site 
with a public access 

easement.   
 
 

 
 

Figure 11: Franconia-Springfield Area Systems Map, Source: Comprehensive Plan 
 
Public Facilities 

 

Stormwater Analysis (Appendix 11) 
 

There is no resource protection area (RPA) or floodplain on the subject properties, nor are 
there downstream drainage complaints on file.  The applications simply request a shift in 

GFA; no increase in the overall GFA is proposed.   The applicant has obtained an approved 
Stormwater Ordinance Determination (9990-SWOD-001-1 and 9990-SWOD-002-1) for both 
phases and is subject to the grandfathering provisions of Chapter 124-1-12.A of the Fairfax 

County Code. 
 

Regarding Phase 1, the applicant proposes a slight increase in open space with the new 
layout. As stated, stormwater management and best management practices (SWM/BMP) will 
continue to be provided via an infiltration vault and infiltration trench. Regarding Phase 2, the 

applicant proposes open space in excess of the minimum requirement and a decrease in 
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impervious area from the current conditions. For SWM/BMP, the site proposes to use an 
existing off-site stormwater management pond.  This off-site pond may be disturbed with the 

extension of Frontier Drive and as such, the applicant has depicted a potential relocation area 
for the pond if it is disturbed.  For Phase 2, the applicant continues to proffer to provide for at 

least one cistern on site for landscape irrigation.  The applicant will also investigate the 
feasibility of additional low impact design methods after the existing buildings are removed (at 
which time the applicant has the ability to further test the soils).   
 

Sanitary Sewer Analysis (Appendix 12) 

 
The property is located in the Long Branch (M-6) watershed and would be sewered into the 
Noman Cole Pollution Control Plant.  The existing 10-inch line located in the street is 

adequate for the proposed use at this time.  The system has adequate capacity for the 
proposed development.  

 
Fire Marshal’s Office Analysis 
 

The Fairfax County Fire Marshal’s office provided comments on the current applications. The 
majority of these comments were related to minimum plan submission requirements, 

emergency access and movement on site and compliance with current Public Facilities 
Manual requirements. The applicant has generally addressed the Fire Marshal’s comments 
on Phase 1. However, the Fire Marshal has a number of outstanding concerns regarding the 

layout and emergency access for Phase 2, which may require redesign of the site or code 
modifications. While the Fire Marshal’s concerns are items that will need to be addressed at 

time of site plan, staff has made the applicant aware of the Fire Marshal’s comments. In the 
event the applicant cannot resolve these issues at site plan or obtain the required 
modifications, a redesign of the site may be required, which will require a Proffered Condition 

Amendment. 
 

Water Service Analysis (Appendix 13) 
 
The property is located in the service area of the Fairfax County Water Authority. Adequate 

domestic water service is available from an existing 8-inch and 12-inch mains located at the 
property.  Depending on the configuration of the onsite water mains, additional water main 

extensions may be necessary.   
 
Urban Forest Management Division (Appendix 14) 

 
Staff from the Urban Forest Management Division (UFMD) reviewed the revised plans and 

the majority of the comments related to compliance with current Public Facilities Manual 
requirements, reflecting accurate onsite conditions and clarifying tree cover and interior 
parking lot calculations. The applicant has addressed these comments for Phase 1 and 

Phase 2. 
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ZONING ORDINANCE PROVISIONS (Appendix 15) 

 
The applicant is seeking to revise the site layout to accommodate a shift in density from 

Phase 2 to Phase 1.  The applicant is also seeking to retain the option to construct the site 
layouts previously approved.   
 

Maximum Density/Bulk Regulations (Phase 1, Option 2) 
 

Bulk Standards C-4 (PCA 2008-LE-015-02 and PCA 1998-LE-064-03) 

Standard Required Provided 

Lot Size 40,000 SF 9.36 acres 

Lot Width 200 feet >200 feet 

Front Yard 
25 ABP, not less than 40 feet (a building of 
120 feet in height requires a 83.89 foot 
setback) 

No building is closer than 83.89 feet to 
property boundary.  (Building cannot 

be connected to garage, garage is 0 
feet from rear yard line)* 

Side Yard No requirement No requirement 

Rear Yard 20 ABP, not less than 25 feet  0 feet (garage) 

Building Height 120 feet 120 feet 

FAR 1.65 (672,740 SF) 1.47 (600,800 SF) 

Open Space 15% 30.55% (2.82 acres) 

Tree Cover 10% 10% (40,875 SF) 

Loading Spaces 6 6 

Parking Spaces 1,698 1,870 

Transitional 
Screening 

TS 1 required adjacent to multi-family  
development to the west 

Modification Requested 

Barrier 
Barrier required adjacent to multi-family 
development to the west Modification Requested 

*If the building and park ing structure are structurally connected, the garage becomes a part of the office 

building, i.e. the principal structure, and setback would apply to park ing structure as well as office 
building. 

 

Standards for all Planned Developments (Sect. 16-100) (Phase 2, Option 2) 

 

Section 16-101 contains six general standards that must be met by a planned development 
(in this case, PCA/FDPA 2011-LE-022).  Section 16-102 contains three design standards to 

which all Conceptual and Final Development Plans are subject.  The standards are 
summarized below and included in Appendix 15.   
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Sect. 16-101, General Standards 
 

The general standards require that the planned development conform with the 
Comprehensive Plan, achieve the purpose and intent of the planned development, address 

the efficient use of available land and protect environmental features, prevent injury to the 
use and value of adjacent properties, have adequate public facilities and provide linkages 
between internal and external facilities.  

 
As discussed under the Land Use Analysis section above, staff has determined that this 

standard has been satisfied. The PDC District was established to encourage the innovative 
and creative design of commercial development.  The site is developed with a warehouse 
facility and parking.  There are no significant natural features on-site. The adjacent site to the 

west is part of the coordinated office development.  In regards to Phase 2, the maximum 
density of 517,600 SF and site layout has been previously approved by the Board of 

Supervisors. With these concurrent applications, the applicant is proposing to shift previously 
approved GFA from Phase 2 to Phase 1 with no increase in total GFA overall. Though there 
will be less density on Phase 2 under Option 2, as noted, no redesign of the previously 

approved site layout is proposed. The proposed development would continue to facilitate 
redevelopment of the area and does nothing to injure the value of adjacent properties. The 

public facilities are adequate for the proposed development.  The development will provide 
for road and pedestrian connections for the improvement of the area. 

 

Sect. 16-102, Design Standards 
 

The design standards specify that the peripheral yards should generally conform to the 
setbacks for the most similar conventional district, provide for adequate parking, and street 

system.   

 

The C-4 (High Intensity Office) District would be most similar to the PDC District.  The C-4 
District requires 40 foot front yard and 25 foot rear yard setbacks.  The office building is 86 

feet from the right-of-way.  The parking garage is 20 feet from the right-of-way and there is no 
setback for the rear yard.  The adjacent C-4 site is requesting a waiver to allow the parking 

garage to be located on the lot line with the PDC parking garage.  The parking spaces are 
provided in accordance with the Zoning Ordinance.  The applicant has requested a 
reaffirmation of a modification of the loading space requirement and staff has no objection.  

The applicant has previously provided for a pedestrian and shuttle bus connection to the 
Metrorail via Joseph Alexander Road.  In addition, the applicant is committing to the 

extension of Springfield Centre Drive and pedestrian improvements.   
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Modifications/Waivers – PCA 1998-LE-064-03 and PCA 2008-LE-015-02 

 

Rear Yard Requirement 
 

The applicant requests a reaffirmation of a waiver of the rear yard requirement of 20o angle 
bulk plane (ABP), but not less than a minimum of 25 feet in accordance with Section 2-418 of 
the Zoning Ordinance.  No rear yard is proposed under the Option 2 site layout nor was a 

rear yard proposed under the previously approved site layout (Option1). In accordance with 
Section 2-418 of the Zoning Ordinance, a waiver of the setback requirements may be 

appropriate when there are specific Design Guidelines for an area in the Comprehensive 
Plan and the property is near a transit facility.  The property is subject to the Urban Design 
and Streetscape Guidelines for the Franconia-Springfield Area, which calls for the use of 

structured parking not visible from vehicular and pedestrian thoroughfares. The property is 
also within a ¼ to ½ mile of the Joe Alexander Transportation Center, which is a major transit 

facility in this part of the County.   Staff supports the requested waiver.   
 

Transitional Screening and Barrier Requirement 

 
Per Paragraphs 3 and 5 of Section 13-305 of the Zoning Ordinance, the applicant requests a 

reaffirmation of the waiver of the barrier requirement and modification of the transitional 
screening yard to the west adjacent to the multi-family dwellings to provide the landscaping 
as depicted on the GDP.  In order to accommodate the additional GFA with Option 2, the 

applicant proposes to build in between the two previously approved buildings, expand the 
building footprint by one foot and increase the height of the parking garage from 42 feet to 60 

feet. The proposed landscaping is generally consistent with that previously approved and no 
other changes to the previously approved landscaping are proposed other than to address 
interior parking lot landscaping requirements.  Staff supports the proposed modification and 

waiver.  
 

Maximum Height of a Fence in a Front Yard 
 
The applicant requests a modification of the maximum height of a fence in a front yard per 

Paragraph 3B of Section 10-104 of the Zoning Ordinance to permit an 8-foot high security 
fence in the front yard under both the Option 1 and 2 layout. The applicant has designed the 

Phase 1 site to accommodate a proposed government agency with specific security 
requirements, which necessitates the proposed fence height. As such, staff supports the 
proposed modification request to permit an 8-foot high fence.  

 
Tree Preservation Target Requirements 
 

Pursuant to Section 12-0508 of the Public Facilities Manual (PFM), the applicant has 
requested a deviation to the tree preservation target requirements noting that meeting the 

tree preservation target would require the preservation of trees that do not meet standards for 
health and structural condition. This deviation was previously granted with the associated site 

plan (9990-SP -006-2). Staff from the Urban Forestry Management Division has reviewed the 
request and supports the applicant’s request for a deviation and plan to meet the tree canopy 

http://ldsnet.fairfaxcounty.gov/ldsnet/PAWSMain.aspx?cde=SP%20P&seq=4145237
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requirements with new landscaping shown on the GDP. Therefore, staff supports the 
requested deviation.  
 
Modifications/Waivers – PCA/CDPA/FDPA 2011-LE-022 

 
Loading Space Requirement 

 

The applicant requests reaffirmation of a modification of the loading space requirement to 
allow four spaces instead of the required five spaces by Paragraph 15 of Section 11-202 of 

the Zoning Ordinance.  In staff’s opinion, the reduction of one loading space would have no 
adverse impact on the site.  Staff supports the proposed modification.   
 

Floor Area Ratio  
 

The applicant requests the Board of Supervisors reaffirm the previous request to increase the 
maximum floor area ratio (FAR) from 1.5 to 1.89 in accordance with Section 6-208 of the 
Zoning Ordinance in order to allow the previously approved Option 1 layout to be retained. 

The Comprehensive Plan does support a 2.0 FAR for the site.  The Zoning Ordinance allows 
the Board to approve a 2% increase in FAR for every additional 1% increase in open space.  

The previously approved development is a 27% increase of the FAR (107,265 square feet); 
however, the applicant has provided for a 160% increase in open space (1.44 acres).  The 
proposed intensity is in accordance with the guidance of the Comprehensive Plan.  For these 

reasons, staff supports the continued increased FAR of 1.89 for Option 1.   
 

Transitional Screening and Barrier Requirement 
 

Per Paragraph 11 of Section 13-305 of the Zoning Ordinance, the applicant requests a 

reaffirmation of the waiver of the barrier requirement and modification of the transitional 
screening to the east across the Metro lines and railroad tracks to that shown on the 

CDPA/FDPA.  Specifically, the Zoning Ordinance requires transitional screening and barriers 
along this property line to screen the single-family detached dwellings on the other side of the 
rail lines.  The proposed landscaping remains consistent with that previously approved.  As 

such, staff supports the proposed modification and waiver.   
 

Tree Preservation Target Requirements 
 

Pursuant to Section 12-0508 of the PFM, the applicant has requested a deviation to the tree 

preservation target requirements noting that meeting the tree preservation target would 
preclude the development of uses or densities otherwise allowed by the Zoning Ordinance. 

The applicant did not propose any areas of tree preservation on the previously approved 
application. Staff from the Urban Forestry Management Division has reviewed the request 
and continues to support the applicant’s request for a deviation and plan to meet the tree 

canopy requirements with new landscaping shown on the CDPA/FDPA. Therefore, staff 
supports the requested deviation.  
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CONCLUSIONS AND RECOMMENDATIONS 

 
Staff Conclusions 

 

The subject properties and layouts have been previously approved by the Board of 
Supervisors for office development at an intensity proposed by the Comprehensive Plan. 
With these applications, the applicant proposes to shift previously approved density from 

Phase 2 to Phase 1 with no increase in the overall intensity. The applicant has also shifted 
the previously proffered signal warrant studies from Phase 2 to Phase 1 due to the density 

shift. Overall, staff finds that the proposed applications are in harmony with the 
Comprehensive Plan and in conformance with the Zoning Ordinance.  
 
Recommendations 

 

Staff recommends approval of PCA 2008-LE-015-02 and PCA 1998-LE-064-03, subject to 
the execution of proffers consistent with those contained in Appendix 1. 
 

Staff recommends that the Board of Supervisors direct the Director of DPWES to approve the 
requested deviation of tree preservation target requirements in favor of what is shown on the 

GDP. 
 
Staff also recommends approval of the following waivers and modifications: 

 

 Reaffirmation of a waiver of the rear yard requirement of 20o angle bulk plane (ABP), 

but not less than a minimum of 25 feet in accordance with Section 2-418 of the Zoning 
Ordinance.   

 

 Reaffirmation of a waiver of the barrier requirement and modification of the transitional 
screening yard requirement to the west to that shown on the GDP.   

 

 Modification of the maximum height of a fence in a front yard per Paragraph 3B of 

Section 10-104 to permit an eight foot high security fence in the front yard as depicted 
in the Option 2 site layout of the GDP. 

 

Staff recommends approval of PCA 2011-LE-022, subject to the execution of proffers 
consistent with those contained in Appendix 2. 

      

Staff recommends approval of FDPA 2011-LE-022, subject to the proposed development 
conditions contained in Appendix 3 and the Board of Supervisors approval of PCA 2011-

LE-015. 
 

Staff recommends that the Board of Supervisors direct the Director of DPWES to approve the 
requested deviation of tree preservation target requirements in favor of what is shown on the 
CDPA/FDPA. 

 
Staff also recommends approval of the following waivers and modifications: 
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 Reaffirmation of the previously approved modification of the loading space 

requirement to allow four spaces instead of the required five spaces by Paragraph 15 
of Section 11-202 of the Zoning Ordinance.  

 

 Reaffirmation of an increase in the maximum floor area ratio from 1.5 to 1.89 for 
Option 1, in accordance with Section 6-208 of the Zoning Ordinance. 

 

 Reaffirmation of a previously approved waiver of the barrier requirement and 
modification of the transitional screening yard requirement for the eastern portion of 

the site to that shown on the CDPA/FDPA.   
         

It should be noted that it is not the intent of the staff to recommend that the Board, in adopting 
any conditions, relieve the applicants/owner from compliance with the provisions of any 
applicable ordinances, regulations, or adopted standards; and that, should this application be 

approved, such approval does not interfere with, abrogate or annul any easements, 
covenants, or other agreements between parties, as they may apply to the property subject to 

this application.  
 

 It should be further noted that the content of this report reflects the analysis and 

recommendations of staff; it does not reflect the position of the Board of Supervisors. 
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FINAL DEVELOPMENT PLAN CONDITIONS 

PCA/FDPA 2011-LE-022 

July 1, 2015 

 

If it is the intent of the Planning Commission to approve FDPA 2011-LE-022 for an office 

development located at Tax Maps 90-2 ((1)) 15C pt. and 58D, and 90-4 ((1)) 11B pt., staff 

recommends that the Planning Commission condition the approval by requiring 

conformance with the following development conditions, which supersede all previous 

conditions: 

1. Development of the property shall be in substantial conformance with the CDPA/FDPA 

entitled “Metro Center II Phase II”, consisting of twenty-nine sheets prepared by Urban 

Engineering dated February 2011 as revised through June 17, 2015. 

The above proposed conditions are staff recommendations and do not reflect the position of 

the Planning Commission unless and until adopted by that Commission. 
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use and intensity should be determined through a concurrent Comprehensive Plan amendment 
and zoning application. The concurrent process should address issues related to transportation 
capacity and connectivity, vehicular and pedestrian access and circulation, high quality site 
design, the timing of redevelopment, and building height transitions, setback, and buffering to 
the Springfield Forest neighborhood. This approach will help provide an understanding of the 
timing of redevelopment that is anticipated, as well as how this area will complement the 
redevelopment of the town center.

Land Unit N

Land Unit N consists of property owned by the Washington Metropolitan Area Transit 
Authority (WMATA) and is planned for public facilities.  A Transportation Center containing 
approximately 5,000 parking spaces and bus transfer facilities have been constructed in this land 
unit along with the Franconia-Springfield Metrorail Station.  This entire land unit contains 
significant wetlands, marine clays, and Environmental Quality Corridor (EQC) land, which pose 
development constraints and stormwater management and wetlands mitigation issues.  Pedestrian 
access has been provided to connect the Transportation Center to surrounding development.

Should the redevelopment of Land Unit O be appropriate for a cultural facility, a shared 
parking arrangement utilizing the parking garage at the Joe Alexander Transportation Center 
should be considered.

South of the Parkway immediately west of the proposed Joe Alexander Transportation 
Center, Parcel 90-2 ((1)) 60 is planned for public facilities.  A fifty-foot buffer with earth berms 
with planting and fencing is recommended for the northern edge of the property to buffer 
planned residential uses for the property immediately to the north.

The Joe Alexander Transportation Center facilities have been designed so that pedestrian 
and bicycle access from the Springfield Forest subdivision to the Metrorail station platform is 
provided over a safe corridor.

Land Unit O

Land Unit O is located south of the Franconia-Springfield Parkway, south and west of the 
Long Branch Stream Valley, and west of the CSX Railroad right-of-way.  The land unit is about 
93 acres in size, and contains residential and hotel uses as well as the federally owned GSA-Parr 
Warehouse. A railroad spur and the Long Branch of Accotink Creek separate this land unit from 
the Joe Alexander Transportation Center (Land Unit N).  Land Unit O is planned for industrial 
use up to .50 FAR to recognize existing uses and to minimize traffic generation in an area with 
limited transportation capacity.  If in the future, the GSA-Parr Warehouse site is declared surplus 
or otherwise proposed for private redevelopment, redevelopment plans should be supported only 
if they are consistent with the county's goals and the Comprehensive Plan.  

Land Unit O has extreme traffic/transportation constraints. To accommodate development 
under the current Plan, Loisdale Road should be improved to a 4-lane section between 
Springfield Center Drive and Metropolitan Center Drive. Any redevelopment of Land Unit O
will be constrained by the need to mitigate/minimize both daily and peak hour trips. 

The following options address Land Unit O as separate development areas.  However, any 
development or redevelopment in these areas should be planned and designed with reference to a 
coordinated and integrated plan for all of Land Unit O.
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Options for Northern Portion of Land Unit O

The following land uses and intensities are recommended for the northern portion of Land 
Unit O at the optional level:

• Parcels 90-2 ((1)) 56 and 59B are planned for up to 377 residential units and a 115,000 
square feet hotel to reflect approved development;

• Parcels 90-2 ((1)) 58A pt., 58B and 59A pt. constitute an area of approximately 10 
acres located southwest of the Metro property. This area is planned for up to 475,000 
square feet of office use. As an alternative, a combination of up to 360,000 square feet 
of office use and up to 160,000 square feet of hotel use may be appropriate. The 
office/hotel uses may include support retail use to serve residents and workers at the 
site. 

In addition to the addressing the recommendations provided in the transportation section, 
development of Land Unit O should provide a pedestrian and vehicular connection to the Joe 
Alexander Transportation Center.  The vehicular connection should, at a minimum, 
accommodate shuttle bus service to the Transportation Center. 

Options for GSA-Parr Warehouse Area 

The GSA-Parr Warehouse is a federally owned facility that encompasses approximately 
1.34 million square feet of warehouse space on approximately 70 acres. Like all of Land Unit D, 
the site is constrained by poor access and roadway capacity. Because the GSA-Parr Warehouse is 
a publicly owned property, there is an opportunity for the federal government and the county to 
work together to facilitate the implementation of the county’s Comprehensive Plan.

The Plan envisions a mix of uses that may include biotech, office and/or an entertainment/ 
conference center/hotel complex.  These uses would complement the Northern Virginia 
Community College/INOVA medical center located in Land Unit P, and the approved residential 
and hotel uses to the north.  A major benefit is the reduction in transportation impact that is 
expected by these types of uses.

As a first option, the GSA-Parr Warehouse area is planned for mixed-use development as 
follows: 

• Up to 1,090,000 square feet of light industrial/research and development use;

• Up to 160,000 square feet for a conference center;

• Up to 40,000 square feet of office and support retail use. Support retail is defined as 
those goods and services that serve residents and workers at the site.

Additional office use may be substituted for light industrial/research and development use 
at a ratio of 1 square foot of office use per 1.35 square feet industrial use, to a maximum of 
100,000 square of additional office use.

As a second option, an entertainment/conference center/hotel complex may be appropriate 
as follows:
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• An entertainment center (such as performing arts facility and/or cultural center) with a
capacity of up to 6500 patrons;

• Up to 160,000 square feet for a conference center;

• Up to 40,000 square feet of office and support retail uses. Support retail is defined as 
those goods and services that serve residents and workers at the site;

• Up to 565,000 square feet of hotel use;

• A detailed design plan is provided that demonstrates architectural excellence; and,

• Open space and pedestrian amenities are provided for visitors and employees and 
designed as an integral part of each type of development.

Land Unit P

Land Unit P is located south of the GSA-Parr Warehouse and north of the Loisdale Estates 
subdivision.  It is about 57 acres in size and contains the site of the Northern Virginia 
Community College and Springfield Center Industrial Park.  

Land Unit P is planned for light industrial use up to .35 FAR. As an option, 
biotech/research and development uses up to .50 FAR may be appropriate to complement the 
VNCC/INOVA medical center. For parcels 90-2((1))57E, 57F, 57G, and 57H, office use up to 
.50 FAR may also be considered. Any development under this option must demonstrate that it 
will generate less peak hour traffic than the planned baseline use to minimize traffic generation 
in an area with limited transportation capacity. Development should provide a landscaped buffer 
of at least 75 feet in width along the Loisdale Estates subdivision boundary.

As an option, parcels 90-2((1))58D and 90-4((1))11B are planned for office use up to 2.0 
FAR, with support retail use. Redevelopment should include, at a minimum, the following 
elements:

• Accommodation of the extension of Frontier Drive to Springfield Center Drive and 
contributions to offsite improvements to Loisdale Road;

• Provision of a grid street system that accommodates walking within the site and to the 
Joe Alexander Transportation Center; 

• Implementation of an effective transportation demand management (TDM) program to 
reduce auto travel to the area;

• Provision of shuttle service to the Joe Alexander Transportation Center and/or other 
destinations in the nearby area until such time that a circulator, described in the Area-
wide guidance, is operational.  At such time, redevelopment should participate in the 
circulator’s management and operation. Options for development are feasible only if 
the private sector contributes a proportional share of transportation improvements (road 
fund) and/or funding to meet the transportation needs of the area;

• Provision of structured parking;
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• Provision of high-quality architecture and pedestrian focused site design, which should 
include street oriented building forms, a maximum building height of 150 feet, and 
mitigation of visual impacts of structured parking; 

• Buildings should be designed to accommodate telecommunications antennas and 
equipment cabinets in a way that is compatible with the building’s architecture and 
conceals the antennas and equipment from surrounding properties and roadways by 
flush mounting or screening antennas and concealing related equipment behind screen 
walls or building features;

• Provision of integrated pedestrian and bicycle systems with features such as covered 
and secure bicycle storage facilities, walkways, trails and sidewalks, amenities such as 
street trees, benches, bus shelters, and adequate lighting;

• Provision of environmental elements into the design, including buildings designed to 
meet the criteria for LEED Silver green building certification;

• Provision of on-site recreational amenities for employees;

• Mitigation of the impacts on parks and recreation per policies contained in Objective 6 
of the Parks and Recreation section of the Policy Plan; and

• Adherence to the adopted Transit Oriented Development Guidelines contained in 
Appendix 11 of the Land Use section of the Policy Plan.

Transportation 

In order to mitigate transportation issues the following conditions should be addressed for 
any development proposed for Land Units O and P:

• Improve Loisdale Road to a 4 lane section between Metropolitan Center Drive and 
Springfield Center Drive;

• Provide two points of access to Loisdale Road and an interconnected 4 lane divided 
section to serve the site;

• Phase buildout of the site conditioned on the provision of additional access via a road 
connection to/from the Joe Alexander Transportation Center or Franconia-Springfield 
Parkway. Incorporate pedestrian access into the roadway connection;

• Coordinate and/ or integrate site access to the extent possible with the facilities 
provided at the Joe Alexander Transportation Center;

• Mitigate through an aggressive transportation demand management system 
emphasizing transit alternatives to vehicular use that achieves at a minimum, 15% 
usage of public transportation for commuting trips to and from the site; and

• Establish a Transportation Management Association (TMA) to implement such 
measures.
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DATE:  June 16, 2015 

 

TO:  Barbara Berlin, Director 

Zoning Evaluation Division, DPZ 

 

FROM: Pamela G. Nee, Chief 

  Environment and Development Review Branch, DPZ 

 

SUBJECT: Land Use Analysis:   
PCA 1998-LE-064-3/PCA 2008-LE-015-2/PCA 2011-LE-022  

Springfield Metro Center II, LLC and Springfield Parcel C LLC 

 

This memorandum, prepared by Jennifer R. Bonnette, includes citations from the Comprehensive 

Plan that provide guidance for the evaluation of two sets of development plans for Metro Center 

II, Phase I and Phase II.  Phase I is dated January 23, 2015 and revised through May 29, 2015 

with proffers dates May 29, 2015.  Phase II is dated February 14, 2012 and revised through May 

29, 2015 with proffers dated May 29, 2015.  The extent to which the applications conform to the 

applicable guidance contained in the Comprehensive Plan is noted.  Possible solutions to remedy 

identified issues are suggested.  Other solutions may be acceptable, provided that they achieve 

the desired degree of mitigation and are also compatible with Plan policies.  

 

 
DESCRIPTION OF THE APPLICATION 
 

The applicants, Springfield Metro Center II, LLC and Springfield Parcel C LLC, are requesting 

three proffered condition amendments (PCAs) on three parcels, known collectively as Metro 

Center II, which are approved for up to 991,600 square feet in four office buildings on a total of 

approximately 17 acres.  Phase I of the office park has been designed to accommodate secure, 

government tenants.  Phase II is designed for standard office buildings to support Phase I 

government tenants or contractors. The PCAs would provide an option to shift up to 126,800 

square feet from Phase II to Phase I of the project in order to allow for the construction of a 

single 600,800 square foot, 9 story (120 foot tall) office building, a separate above-grade six 

story, 60 foot tall parking garage and up to 14,000 square feet of accessory retail.  The floor area 

ratio (FAR) would be 1.16.   

 

Phase I is currently approved for two office buildings totaling 474,000 square feet.  No changes 

are proposed to the approved setbacks, footprint or location of the previously approved office 

buildings in Phase I.  The additional building intensity for the new option is accommodated on 

M E M O R A N D U M 

C o u n t y  o f  F a i r f a x ,  V i r g i n i a  
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the outdoor plaza area located between the two previously approved office buildings.  The 

parking garage footprint would expand and the height would increase from five to six levels.  No 

changes are proposed to the locations of the two previously approved Phase II office buildings.  

The approved building heights would be lowered to accommodate the 390,800 square feet (1.47 

FAR)  of development in this phase. 

 

The site design for Metro Center II locates the buildings along the planned extension of Joseph 

Alexander Road and Springfield Center Drive with the parking structures mostly internal to the 

site. 

 

 

LOCATION AND CHARACTER OF THE AREA 

 

The subject development is located in the Franconia-Springfield Transit Station Area southeast 

of the Franconia-Springfield Parkway and Interstate 95 interchange in the Springfield Center 

Industrial Park.  Situated at the far east portion of the park, the property lies along the inside 

curve at the end of Springfield Center Drive, which extends southeast from Loisdale Drive. The 

northwestern portion of the site is cleared vacant land and the southeastern portion is occupied 

by 1 and 2 story office/warehouses and surface parking.  To the northwest is the General 

Services Administration’s (GSA) Parr Warehouse.  To the north and northeast are wooded areas 

surrounding Long Branch Creek and its floodway, and beyond that is the Franconia-Springfield 

Metro Station.  To east and southeast is the rail corridor.  Across Springfield Center Drive to the 

south is a one story office building.  Adjacent uses to the southwest and west include a vacant lot 

and North Virginia Community College’s (NVCC) Medical Campus. 

 

Residential areas are located outside of the industrial park area.  The Loisdale community is 

located to the south.  There are several newer multi-family buildings located along Metropolitan 

Center Drive, located between the GSA warehouses and Franconia-Springfield Parkway. 

 

  

COMPREHENSIVE PLAN CITATIONS:   

 

Fairfax County Comprehensive Plan, 2013 Edition, Area IV Volume, Franconia-Springfield 

Area and Fort Belvoir North Area, Franconia-Springfield Area Land Unit Recommendations, 

Land Units O and P, as amended through October 28, 2014, pages 53 – 56: 

 

“Land Unit O  

 

Land Unit O is located south of the Franconia-Springfield Parkway, south and west of the 

Long Branch Stream Valley, and west of the CSX Railroad right-of-way. The land unit is about 

93 acres in size, and contains residential and hotel uses as well as the federally owned GSA-Parr 

Warehouse. A railroad spur and the Long Branch of Accotink Creek separate this land unit from 

the Joe Alexander Transportation Center (Land Unit N). Land Unit O is planned for industrial 

use up to .50 FAR to recognize existing uses and to minimize traffic generation in an area with 

limited transportation capacity. If in the future, the GSA-Parr Warehouse site is declared surplus 
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or otherwise proposed for private redevelopment, redevelopment plans should be supported only 

if they are consistent with the county's goals and the Comprehensive Plan.  

 

Land Unit O has extreme traffic/transportation constraints. To accommodate 

development under the current Plan, Loisdale Road should be improved to a 4-lane section 

between Springfield Center Drive and Metropolitan Center Drive. Any redevelopment of Land 

Unit O will be constrained by the need to mitigate/minimize both daily and peak hour trips.  

 

The following options address Land Unit O as separate development areas. However, any 

development or redevelopment in these areas should be planned and designed with reference to a 

coordinated and integrated plan for all of Land Unit O.  

 

Options for Northern Portion of Land Unit O  

 

The following land uses and intensities are recommended for the northern portion of 

Land Unit O at the optional level:  

 

• Parcels 90-2 ((1)) 56 and 59B are planned for up to 377 residential units and a 115,000 

square feet hotel to reflect approved development;  

 

• Parcels 90-2 ((1)) 58A pt., 58B and 59A pt. constitute an area of approximately 10 acres 

located southwest of the Metro property. This area is planned for up to 475,000 square 

feet of office use. As an alternative, a combination of up to 360,000 square feet of office 

use and up to 160,000 square feet of hotel use may be appropriate. The office/hotel uses 

may include support retail use to serve residents and workers at the site.  

 

In addition to the addressing the recommendations provided in the transportation section, 

development of Land Unit O should provide a pedestrian and vehicular connection to the Joe 

Alexander Transportation Center. The vehicular connection should, at a minimum, accommodate 

shuttle bus service to the Transportation Center. . . . 

 

Land Unit P  
 

Land Unit P is located south of the GSA-Parr Warehouse and north of the Loisdale 

Estates subdivision. It is about 57 acres in size and contains the site of the Northern Virginia 

Community College and Springfield Center Industrial Park.  

 

Land Unit P is planned for light industrial use up to .35 FAR. As an option, 

biotech/research and development uses up to .50 FAR may be appropriate to complement the 

VNCC/INOVA medical center. For parcels 90-2((1))57E, 57F, 57G, and 57H, office use up to 

.50 FAR may also be considered. Any development under this option must demonstrate that it 

will generate less peak hour traffic than the planned baseline use to minimize traffic generation 

in an area with limited transportation capacity. Development should provide a landscaped buffer 

of at least 75 feet in width along the Loisdale Estates subdivision boundary.  
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As an option, parcels 90-2((1))58D and 90-4((1))11B are planned for office use up to 2.0 

FAR, with support retail use. Redevelopment should include, at a minimum, the following 

elements:  

 

• Accommodation of the extension of Frontier Drive to Springfield Center Drive and 

contributions to offsite improvements to Loisdale Road;  

 

• Provision of a grid street system that accommodates walking within the site and to the 

Joe Alexander Transportation Center;  

 

• Implementation of an effective transportation demand management (TDM) program to 

reduce auto travel to the area; 

• Provision of shuttle service to the Joe Alexander Transportation Center and/or other 

destinations in the nearby area until such time that a circulator, described in the Area-

wide guidance, is operational. At such time, redevelopment should participate in the 

circulator’s management and operation. Options for development are feasible only if the 

private sector contributes a proportional share of transportation improvements (road fund) 

and/or funding to meet the transportation needs of the area;  

 

• Provision of structured parking; 

 

• Provision of high-quality architecture and pedestrian focused site design, which should 

include street oriented building forms, a maximum building height of 150 feet, and 

mitigation of visual impacts of structured parking;  

 

• Buildings should be designed to accommodate telecommunications antennas and 

equipment cabinets in a way that is compatible with the building’s architecture and 

conceals the antennas and equipment from surrounding properties and roadways by flush 

mounting or screening antennas and concealing related equipment behind screen walls or 

building features;  

 

• Provision of integrated pedestrian and bicycle systems with features such as covered 

and secure bicycle storage facilities, walkways, trails and sidewalks, amenities such as 

street trees, benches, bus shelters, and adequate lighting;  

 

• Provision of environmental elements into the design, including buildings designed to 

meet the criteria for LEED Silver green building certification;  

 

• Provision of on-site recreational amenities for employees;  

 

• Mitigation of the impacts on parks and recreation per policies contained in Objective 6 

of the Parks and Recreation section of the Policy Plan; and  
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• Adherence to the adopted Transit Oriented Development Guidelines contained in 

Appendix 11 of the Land Use section of the Policy Plan.  

 

Transportation  

 

In order to mitigate transportation issues the following conditions should be addressed for 

any development proposed for Land Units O and P: 

 

Improve Loisdale Road to a 4 lane section between Metropolitan Center Drive and 

Springfield Center Drive;  

 

• Provide two points of access to Loisdale Road and an interconnected 4 lane divided 

section to serve the site;  

 

• Phase buildout of the site conditioned on the provision of additional access via a road 

connection to/from the Joe Alexander Transportation Center or Franconia-Springfield 

Parkway. Incorporate pedestrian access into the roadway connection;  

• Coordinate and/ or integrate site access to the extent possible with the facilities 

provided at the Joe Alexander Transportation Center;  

 

• Mitigate through an aggressive transportation demand management system emphasizing 

transit alternatives to vehicular use that achieves at a minimum, 15% usage of public 

transportation for commuting trips to and from the site; and  

 

• Establish a Transportation Management Association (TMA) to implement such 

measures.” 

 

COMPREHENSIVE PLAN MAP:  Industrial 

 

 

LAND USE ANALYSIS 

 

The new one building option has resulted in a Phase I and II site design that has changed 

nominally from what was approved by the Board of Supervisors previously in 2009 and 2012.  

The building footprint, setbacks and streetscaping are reflective of what was approved.  Staff 

had recommended changes to both Phases I and II to better conform with the Comprehensive 

Plan guidance that were not incorporated.  This memorandum addresses only the proposed 

changes contained in the three PCAs.   

 

Use and Intensity 

The subject property is located in both Land Units O and P of the Comprehensive Plan.  In the 

portion located in Land Unit O, a Plan option recommends up to 475,000 square feet of office 

use with support retail use.  This land area is currently approved for office use at up to 474,000 

square feet and a single structured parking garage.  In Land Unit P, a Plan option recommends 

Appendix 8



Barbara Berlin 

PCA 1998-LE-064-3/PCA 2008-LE-015-2/PCA 2011-LE-022 

Springfield Metro Center II, LLC and Springfield Parcel C LLC 

Page 6 

 

 
O:\2015_Development_Review_Reports\PCA\PCA_1998-LE-064-3_Springfield_Metro_Center_lu.docx 

office use up to 2.0 floor area ratio (FAR), with support retail use.  This land area is approved 

for up to 517,600 square feet of office use in two office buildings and a single structured 

parking garage at a 1.89 FAR. 

 

The applicant proposes an option to allow up to 600,800 square feet of office use in Phase I in 

order to compete for the relocation of the Transportation Security Administration headquarters.  

Correspondingly, Phase II would reduce in intensity by up to 126,600 square feet.  The 

building entrance for Phase I is located approximately ¼ mile from the Franconia-Springfield 

Metro Station and can be accessed via Joseph Alexander Road by either shuttle buses or 

walking.  Phase II is located further away from the metro station. 

 

The approved Phase II office development is intended to provide space for government tenants 

or contractors who support the secure, government tenants in Phase I.  The site is designed to 

allow the two proposed parking garages in Phases I and II to connect.  A trail/sidewalk along 

the perimeter of Phases I and II will connect the two phases of development.  The buildings in 

both phases will be architecturally compatible with one another and constructed of similar 

building materials. 

 

The Metro Center II office park, Phase I and II are designed and planned to complement one 

another and provide pedestrian connectivity.  The new option the applicant proposes would 

shift up to 126,600 feet of the overall approved intensity from the land area located in Land 

Unit P to Land Unit O of the Comprehensive Plan.  While the increase in intensity in Land 

Unit O would exceed the Plan recommendation, the overall intensity of the project is not 

increasing.  This option would result in more intensity closer to the metro station.  This option 

is found to be in general conformance with the Comprehensive Plan. 

 

The development plan shows that for the new option, up to 14,000 square feet of retail use will 

be located in the first level of the Phase I parking garage, in order to satisfy the TSA 

requirements.  The applicant has committed to providing a minimum of 5,000 square feet of 

accessory uses in one of the three to four office buildings.  If the new Phase I option is 

pursued, the retail use provided in Phase I likely will not be accessible to the Phase II tenants.  

As such, the applicant should commit to providing a minimum of 5,000 square feet of 

accessory uses in Phase II.   

 

Site Design and Access 

The new Phase I option would permit an eight foot tall security fence on the perimeter of the 

property.  A maximum three foot tall fence was shown in the previous approval.  Staff’s 

concern is for the provision of a safe and attractive experience for pedestrians walking to and 

from the metro station.  The applicant has provided details of the proposed security fence to 

staff, but has not included them in the GDP or proffers.  However, the proffers do commit the 

applicant to providing fencing that has some degree of transparency.   

 

The applicant is showing one vehicular entrance to the parking garage with a security gate and 

guard stand along Springfield Center Drive Extended and an optional entrance adjacent to the 

NVCC campus.  Staff is concerned about potential queuing problems onto Springfield Center 
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Drive.  The applicant should commit to monitoring this access point and addressing any 

queuing problems once the building is occupied. 

 

CONCLUSION 

The development plans are found to be in general conformance with the Comprehensive Plan.  

Several issues have been identified and should be addressed. 

 

PGN/JRB  
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DATE: May 19, 2015 

TO: 

FROM: 

Barbara Berlin, Director 
Zoning Evaluation Division, Department of Planning & Zoning 

Michael A. Davis, Acting Chief] 
Site Analysis Section, Departr t/arTranspi ransportation 

FILE: RZ 1998-LE-064 
RZ 2008-LE-015 
RZ 2011-LE-022 

SUBJECT: PCA1998-LE-064-03; 
Springfield Metro Center II, LLC and Springfield Parcel C, LLC 
Tax Map: 090-2 ((1)) 0056C (part) 

PCA/CDPA/FDPA 2011-LE-022; 
Springfield Metro Center II, LLC and Springfield 6601, LLC 
Tax Maps: 090-4 ((1)) 0011B (part), 090-2 ((1)) 0056C (part), 0058D 

PCA 2008-LE-015-02; 
Springfield Metro Center II, LLC and Springfield Parcel C, LLC 
Tax Maps: 090-4 ((1)) 0011B (part) 

This department has reviewed the subject application and plans, dated March 2, 2015, and 
revised through April 23, 2015. The application requests permission to reallocate 126,800 
previously approved square footage from Phase II to Phase I, to accommodate the building 
footprint and layout requirements of a potential GSA secure government tenant. 

The applicant and staff have collaborated to resolve the concerns regarding the subject 
application. The applicant has proposed (see attached Wells + Associates memo, dated 
5/14/2015) to address the primary concern, access to the Phase I garage from Springfield 
Center Drive, as follows: 

• The applicant intends to proffer that, should the final design of Frontier Drive 
Extended result in access for the Phase I garage that does not meet VDOT access 
management requirements, the applicant will prepare plans and an operational 
analysis for a new garage access point further north of the intersection of Springfield 
Center Drive and Frontier Drive Extended. 

Fairfax County Department of Transportation 
4050 Legato Road, Suite 400 T 

Fairfax, VA 22033-2895 ± 
Phone: (703) 877-5600 TTY: 711 SenmgFmrfm^ty 

Fax: (703) 877-5723 for 30 Years and More 

www. fairfaxcounty. gov/fcdot 
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• The operational analysis will include an analysis of queueing at the relocated site 
entrance, as well as queuing impacts at the intersection of Springfield Center Drive 
and the Frontier Drive Extension, as well as all other site entrances, and other 
intersections as directed by FCDOT/VDOT at the time of the study. 

• If the analysis continues to show a traffic operational problem for the relocated 
entrance, the applicant shall either restrict access to the new entrance or not 
construct it. 

• Staff further recommends that the garage be designed and constructed to allow the 
relocation of access to the new location. 

The following items still need to be addressed, and staff will continue to coordinate with the 
applicant to do so: 

• Per the results of the revised traffic analysis (dated 3/27/2015), the proposed shift in 
square footage from Phase II to Phase I also results in increased trip generation for 
Phase I. As such, the revised proffers should shift the following proffers from Phase II 
to Phase I: 

o Signalize the intersection of Loisdale/Metropolitan Center, 
o Signalize the intersection of Loisdale/Springfield Center, 
o Construct an exclusive left turn lane on Springfield Center at Loisdale. 

• Applicant should include information to specify that site entrance gates will be open 
during peak hour operations, at least during interim conditions, until such time that 
the Frontier Drive Extension is constructed, and further operational analysis is 
conducted. 

• The revised plans should show an option inset, depicting an alternate entrance 
location for the Phase I garage. 

Detailed proffer proffers will be provided under separate cover, upon receipt and review of 
revised proffers. Staff will continue to work with the applicant on any necessary revisions. 

MAD/vlh 
Attachment: a/s 
cc: Kelly Atkinson/DPZ 
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Drive 

To: Distribution 

From: Robin L. Antonucci 

Re: PCA 1998-LE-064-2, PCA 2008-LE-015-2 and PCA 2011-LE-022; 
Springfield Metro Center II 

Subject: Access to Phase I Garage from Springfield Center Drive 

Date: May 14,2015 

The purpose of this memorandum is to follow up the discussion held with VDOT 
(Virginia Department of Transportation), FCDOT (Fairfax County Department of 
Transportation) and the Fairfax County Department of Planning and Zoning (DPZ) on 
Tuesday, May 12, 2015 regarding the referenced zoning applications. Specifically, 
the meeting/discussion focused on the access to the Phase I garage from Springfield 
Center Drive. 

Springfield Center Drive is currently constructed as an approximately 36 foot wide 
roadway (measured from face of curb to face of curb), which extends east from 
Loisdale Road (Route 789) and then continues north to terminate in a temporary cul-
de-sac. Springfield Center Drive is currently privately maintained. In the future, a 
portion of Springfield Center Drive is planned to be incorporated into the extension 
of Frontier Drive. 

Frontier Drive Extended is considered a major transportation network enhancement 
in the Franconia-Springfield area. According to the Comprehensive Plan, the 
extension is intended to be designed and function as a publically maintained, four-
lane, median-divided, minor arterial, roadway with curbside parking and on-road 
bicycle lanes in both directions. Based on information provided by FCDOT, the 
Frontier Drive Extension is anticipated to be completed and open for use by 2022 at 
the earliest coincident with the potential redevelopment of the GSA site. 

In recognition of the County's long term plans for Frontier Drive Extended, the 
Applicant proffered, in conjunction with the approval of RZ 2011-LE-022, both an 
interim and ultimate configuration of Springfield Center Drive. Specifically, Proffer 
3.a.i states the following: 

"Interim Condition. Prior to the issuance of the first Non-Residential Use 

Transportation Consultants 

{A0663245.DOCX / 1 REV Garage Access Memo 05.18.15 001379 000012} i hi 
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Permit (Non-RUP) for the Application Property, the Applicants shall construct 
those improvements along Springfield Center Drive as generally depicted on 
Sheet 7 of the CDP/FDP in order to provide a continuous connection between 
Joseph Alexander Drive and the Application Property." 

Proffer 3.a.ii provides for the reservation of right-of-way for the ultimate 
improvement of Springfield Center Drive as described therein and reflected on 
Sheet 25 of the CDP/FDP. A copy of the relevant transportation proffer and the 
referenced CDP/FDP sheets (Sheets 7 and 25) is provided as Attachment I. 

As also discussed, the General Services Administration (GSA) is considering the 
Springfield Metro Center II property as a location for a secure government user. 
Based on the timeline provided by GSA to the Applicant, the facility would need to be 
open by the third quarter of 2017. To that end, a site plan for Phase I was filed on 
behalf of the Applicant by Urban Ltd. The primary area of concern associated with 
the Phase I site plan was the location of the Phase I garage access (approximately 
Station 15+00) on Springfield Center Drive once the Frontier Drive Extension is 
complete as reflected on Sheet 25 of the CDP/FDP. Specifically, both VDOT and 
FCDOT voiced concerns regarding the spacing between the garage access and the 
new intersection of Springfield Center Drive and Frontier Drive Extended. 

Based on the CDP/FDP and with the current alignment of Frontier Drive Extension, 
the spacing between the Phase I garage access and the Frontier Drive Extension 
would be approximately 50 feet (measured centerline to centerline). Given the 
available corner clearance is less than the minimum 225 feet recommended by VDOT, 
the potential for vehicle queues to impede mainline operations is possible. Therefore, 
after much discussion and given the TSA timeline, the Applicant agreed to shift the 
Phase I garage access to the north along Springfield Center Drive coincident with the 
construction of the Frontier Drive Extension and at such time to complete an 
operational analysis in support of the same. This agreement is to be incorporated 
into the proffers for PCA 2011-LE-022 as follows: 

3. TRANSPORTATION 

a. Springfield Center Drive/Frontier Drive Extended 

i. Interim Condition. (No change) 
ii. Ultimate Condition. (No change) 
iii. Right-of-Way. (No change) 

Insert: iv. Phase 1 Garage Access. Notwithstanding Subparagraphs i 
through iii. should the final design of Frontier Drive Extended 
result in access for the garage associated with PCA 1998-LE-064-
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W E L L S  +  A S S O C I A T E S  
M E M O R A N D U M  

2/PCA 2008-LE-015-2 that does not meet VDOT access 
management requirements, then at such time as VDOT and/or 
Fairfax County demand the dedication of right-of-wav for the 
Frontier Drive Extension as described more fullv in Subparagraphs 
ii and iii above, the Annlicant shall nrenare and submit nlans to 
VDOT and FCDOT a nlan for the relocation of the garage access 
north to approximately Station 12+66.47 as more generally shown 
on Sheet 24 of the CDP/FDP. Coincident with the submission of the 
design nlans. the Annlicant. shall nrenare an operational analysis to 
assess the impacts of the garage access relocation on the new 
Snringfieid Center Drive/Frontier Drive Extended intersection. 

If unon review. VDOT determines that the new garage access will 
not imnact Snringfieid Center Drive operations or the new 
intersection with Frontier Drive Extended, then the Applicant shall 
nroceed with the closure of the existing access and the 
construction of the new garage access. 

If VDOT determines unon review of the onerational analysis that 
the new garage access will significantly imnact Snringfieid Center 
Drive onerations or the new intersection with Frontier Drive 
Extended, then the Annlicant shall restrict the existing garage 
access to right-in movements only or close the access as mav he 
determined hv VDOT. 

Regardless of the above, anv modifications or relocation of the 
Phase 1 garage access mav he accomnlished without the need 
foraPCA. CDPA and/or FDPA. The Applicant further reserves the 
right, to relocate the Phase 1 garage access north at. anv time nrior 
to the timing listed above after consultation with both FCDOT and 
VDOT. 

I trust the information provided is sufficient to address the discussions and 
agreement among the parties on Tuesday, May 12th. Please do not hesitate to email 
me at RLAntonucci@mjwells.com if you have any questions or concerns. 

Attachment: a/s 

Distribution: Sara Mariska, WCL&W 
Jack Burkart, Boston Properties 

Noreen Malone, VDOT 
Clayton Tock, Urban 
Cathy Lewis, DPZ 
Kelly Atkinson, DPZ 
Paul Kraucunas, VDOT 

Michael Davis, FCDOT 
Thomas Burke, FCDOT 
Vanessa Holt, FCDOT 

Appendix 9



Page 3 of 15 Attachment I 

cafeterias or canteens, employee lounges or classrooms, banking center, 
sundry shop). 

3. TRANSPORTATION . 

a. . Springfield Center Drive/Frontier Drive Extended 

i. Interim Condition. Prior to the issuance of the first Non-Residential Use 
Permit (Non-RUP) for the Application Property, the Applicants shall construct 
those improvements along Springfield Center Drive as generally depicted on 
Sheet 7 of the CDP/FDP in order to provide a continuous connection between 
Joseph Alexander Drive and the Application Property. • This street shall be 
privately maintained by the Applicants until such time as the ultimate section 
is constructed as described below. • 

ii. Ultimate Condition. The ultimate section for Springfield Center 
Drive/Frontier Drive Extended is depicted on Sheet 25 of the CDP/FDP. This 
section, as recommended by the Comprehensive Plan, will include four (4) 

• travel lanes, each eleven'(11) feet in width, two (2) in each direction, .with 
. bicycle lanes five (5) feet in width on both sides of the street, parking lanes 

eight (8) feet in width on both sides of the street, and eight (8) foot sidewalks 
on both sides of the street. Tire section shall transition to be one hundred 
sixteen (116) feet in width with the alignment as generally shown on Sheet 25 
of the CDP/FDP. The ultimate section of Springfield Center Drive/Frontier 
Drive Extended will be constructed by others. The Applicants shall provide 
the reservation of right-of-way along the Application Property's frontage as 
shown on Sheet 24 of the CDP/FDP and described more fully below. 

' iii. Right-of-Way. The Applicants shall reserve right-of-way on the Application 
Property for the ultimate section of Springfield Center Drive/Frontier Drive 
Extended at tire time of site plan approval as shown on Sheet 24 of the 
CDP/FDP. Springfield Center Drive shall transition to a seventy-three (73) 
foot section that will connect to the Springfield Center Drive Extension to the 
northwest. The Applicants shall convey the reserved area in fee simple to the 
Board of Supervisors, without encumbrances, following construction and final 
street acceptance inspection by Fairfax County and/or Virginia Department of 
Transportation (VDOT) of the ultimate street section and streetscape 
improvements or upon demand, whichever occurs first. All right-of-way 
dedications shall be subject to advanced density credit. 

b. Springfield Road Fund Contribution. Prior to the issuance of the first Non-RUP, 
. the Applicants shall contribute $517,600.00 to the Springfield Area Road Fund to 

be used to construct transportation improvements within two (2) miles of the 
Application Property. 
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DEPARTMENT OF TRANSPORTATION 
4975 Alliance Drive 
Fairfax, VA 22030  

 

We Keep Virginia Moving 

 

Charlie Kilpatrick 
COMMISSIONER 

 

 
 
 
 
 June 2, 2015 

 

 

 

To: Ms. Barbara Berlin  

 Director, Zoning Evaluation Division 
 

From: Noreen H. Maloney 

 Virginia Department of Transportation – Land Development Section 
  

Subject: PCA 1998-LE-064-2, PCA 2008-LE-015-2 and PCA 2011-LE-022; 

  Metro Center II  

                   
 

 

 

This office has reviewed the subject application and offers the following comments. 

 Please revise the (attached) Draft Proffers. 

 A Plan Sheet illustrating the Conceptual Frontier Drive Extended should be provided with 

both Metro Center II and Metro Center II Phase II. 

 The right of way width for Springfield Center Drive Extended should be increased to 72’ for 

future sidewalk (both sides). 

 Springfield Center Drive and Frontier Drive Extended should be constructed prior to VDOT 

acceptance.   

 

 

 

All submittals subsequent to the first submittal shall provide a response letter to the previous VDOT comments.  
Submittals without comment response letters are considered incomplete and will be returned without review. 
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FAIRFAX COUNTY PARK AUTHORITY 

M E M O R A N D U M  

TO: Barbara Berlin, AICP, Director 
Zoning Evaluation Division 
Department of Planning and Zoning 

FROM: Sandy Stallman, AICP, Manage 
Park Planning Branch, PDD 

DATE: April 21, 2015 

SUBJECT: PCA 2008-LE-015-02, w/PCA, CDPA, FDPA 2011-LE-022, & PCA 1998-LE-
064, Metro Center II 
Tax Map Number: 90-4((l))l IB, 90-2((l))56C, & 58D 

BACKGROUND 

The Park Authority staff has reviewed the proposed Development Plan dated February 18, 2015, 
for the above referenced application. The Proffer Condition Amendment shows 600,800 square 
feet of commercial space representing a 126,800 square foot increase of over the previously 
approved plan (PCA 2008-LE-015) in two buildings on a 0.56 acre parcel zoned C4, located 
within the Franconia-Springfield Suburban Center and Franconia-Springfield Transit Station 
Area. 

COMPREHENSIVE PLAN GUIDANCE 

The County Comprehensive Plan includes both general and specific guidance regarding parks 
and resources. The Policy Plan describes the need to mitigate adverse impacts to park and 
recreation facilities caused by growth and development; it also offers a variety of ways to offset 
those impacts, including contributions, land dedication, development of facilities, and others 
(Parks and Recreation, Objective 6, p.8). The Policy Plan also cites differing needs for more 
urban development and presents Urban Park Development guidance (Parks and Recreation, Park 
Classification System, p. 10-11). The Park Authority's Urban Parks Framework provides an 
urban parkland standard and more detailed guidance. Resource protection is addressed in 
multiple objectives, focusing on protection, preservation, and sustainability of resources (Parks 
and Recreation Objectives 2 and 5, p.5-7). 

The Franconia-Springfield Area Systems Map, in the Area IV Plan indicates that there are to be 
two Placemaking "Central Greens" located on the subject parcels (Area IV, Franconia-Springfield 
Area, Area-Wide Recommendations, Franconia-Springfield Area Systems Map, Figure 2, pp. 7). 

The Franconia-Springfield Area recommendations in the Area IV Plan (page 30) describe the 
importance of urban parks amenities in this area as follows: 
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Barbara Berlin 
PCA 2008-LE-015-02, Metro Center II 
Page 2 

"Use of the urban parkland standard (1.5 acre per 1,000 residents plus 1 acre per 10,000 
employees) and the Fairfax County Park Authority Urban Park Framework document that 
describes urban park design and park types should be used as guidance to integrating future 
urban parks within any development that occurs. The addition of urban parks would also 
support connectivity and placemaking goals. Urban parks sites should be publicly accessible, 
within walkable distances of most residential and mixed-use areas, and reasonably distributed 
throughout the Franconia-Springfield Area. 

In addition, recommendations for the sub-unit containing this application site specifically cite: 
• "Provision of integrated pedestrian and bicycle systems" 
• "Provision of environmental elements into design" 
• "Provision of on-site recreational amenities for employees." 
• "Mitigation of the impacts on parks and recreation per policies contained in Objective 6 of 

the Parks and Recreation section of the Policy Plan" (Area IV, Franconia-Springfield Area, 
Land Unit Recommendations, pp. 55). 

ANALYSIS AND RECOMMENDATIONS 

Park Needs: 
Using adopted service level standards, staff has identified a need for all types of parkland and 
recreational facilities in this area. Existing nearby parks (Amberleigh, Island Creek, Loisdale, 
Hooes Road, Springvale, Leehigh, Springfield Forest, Beulah, and Kingstowne) meet only a 
portion of the demand for parkland generated by residential development in the Franconia 
Springfield area. In addition to parkland, the recreational facilities in greatest need in this area 
include basketball courts, playgrounds, athletic fields, picnic shelters w/amenities, a 
neighborhood skate park, and trails. 

Recreational Impact of Commercial Development: 
Recreation uses such as tennis courts, multi-use courts, volleyball courts, or bocce courts, and 
outdoor game tables may be incorporated into a mixed-use setting to provide residents and 
employees on-site recreation opportunities. While, as previously proffered, the applicant is 
providing 1000 feet of indoor fitness room space as required under their previously approved 
proffers for Phase I of the Springfield Metro Center, there will be additional impacts from the 
proposed commercial development on recreational services and facilities. Employees have a 
need to access recreational amenities at lunchtime or after work. Recent monetary contributions 
to offset the impacts of commercial development in Suburban Centers have averaged $0.27 per 
square foot. Applying this rate to the proposed 600,800 square feet of new non-residential uses 
proposed, the Park Authority requests a contribution of $162,216 for recreational facility 
development at one or more park sites located within the service area of the subject property. 

Onsite Facilities: 
The Park and Recreation element of the Policy Plan support the concept of integrating urban-
scale public open spaces into proposed mixed-use developments. As specified on the Land Unit 
map in the Comprehensive Plan, this site is to be developed with a Placemaking Common Green, 
which should have features such as plazas, gathering places, amphitheater/performance spaces, 
special landscaping, fountains, sculpture and street furniture. The Park Authority recommends 
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PCA 2008-LE-015-02, Metro Center II 
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that the applicant develop an integrated urban park that includes active recreation and public 
plaza space onsite. The Park Authority recommends that this park be privately owned and 
maintained but should allow for public access during daylight hours. Park Authority staff is 
available to consult with the applicant regarding appropriate design for this common green park 
area. 

SUMMARY OF RECOMMENDATIONS 

This section summarizes the recommendations included in the preceding analysis section, 

• Provide an onsite Common Green Park, incorporate urban park facilities. 
• Provide $ 162,216 to the Park Authority for offsite recreation facility development. 

Please note the Park Authority would like to review and comment on proffers related to park and 
recreation issues. We request that draft and final proffers be submitted to the assigned reviewer 
noted below for review and comment prior to completion of the staff report and prior to final 
Board of Supervisors approval. 

FCPA Reviewer: Andy Galusha 
DPZ Coordinator: Kelly Atkinson 

Copy: Kelly Atkinson, DPZ Coordinator 
Andrea L. Dorlester, Planner IV, Park Planning Branch 
Chron File 
File Copy 
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Department of Public Works and Environmental Services 

Land Development Services, Site Development and Inspections Division 

12055 Government Center Parkway, Suite 535 

Fairfax, Virginia 22035-5503 

Phone 703-324-1720 • TTY 711 • FAX 703-324-8359  

 

 

 

 

 

 

 

DATE:  April 29, 2015 

 

TO: Kelly Atkinson, Staff Coordinator 

Zoning Evaluation Division 

Department of Planning and Zoning 

 

FROM: Mohan Bastakoti, P.E., Senior Engineer III    

 South Branch 

Site Development and Inspections Division  

Department of Public Works and Environmental Services 

 

SUBJECT: Application # PCA 1998-LE-064-03 (Springfield Metro center II, LLC and 

Springfield Parcel C LLC Phase I) concurrent with  PCA/CDPA/FDPA  2011-

LE-022 and  PCA 2008-LE-015-02; LDS Project #9990-ZONA-003-1, Tax 

Map #090-2-01-0056C, Lee District  

 

 

We have reviewed the subject application and offer the following stormwater management 

comments:  

 

SWOD was made and the proffered General Development Plan (GDP) for Metro Center II, 

dated April 5, 2012, filed in conjunction with PCA 1998-LE-064-2 and PCA 2008-LE-015, 

approved by the Board of Supervisors (Board) on May 1, 2012, qualifies under the 

Grandfathering provisions in SWMO §124-1-12.A, and the land-disturbing activities for Metro 

Center II – Phase I may be conducted in accordance with the technical criteria in Article 5 of the 

SWMO for one additional state permit cycle, subject to the following: 

• The proffered GDP for Metro Center II, dated April 5, 2012, is not modified or amended 

in a manner resulting in an increase in the amount of phosphorous leaving each point of 

discharge or the volume or rate of runoff; 

• Initial coverage under the 2014 Virginia Pollution Discharge Elimination System 

(VPDES) General Permit for Discharges of Stormwater from Construction Activities (General 

Permit) must be obtained prior to commencement of the land-disturbing activities and 

continuously maintained until final stabilization is achieved; and 

• Any portions of the project not under construction at the end of the 2014 VPDES General 

Permit (i.e., June 30, 2019) shall become subject to any new technical criteria adopted by the 

State Water Control Board and in effect at that time. 

 

 

 

 

C o u n t y  o f  F a i r f a x ,  V i r g i n i a  
 

M E M O R A N D U M 
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Kelly Atkinson, Staff Coordinator  

Application # PCA 1998-LE-064-03 (Springfield Metro center II, LLC and Springfield Parcel C 

LLC) concurrent with  PCA/CDPA/FDPA  2011-LE-022 and  PCA 2008-LE-015-02 
Page 2 of 3 

 

 

 

Chesapeake Bay Preservation Ordinance (CBPO) 

There is no Resource Protection Area present on this site.   

 

Floodplain 

There is no regulated floodplain on this site.  

 

Downstream Drainage Complaints 

There is no storm water complaint on file within the property.  

 

Drainage Diversion 

During the development, the natural drainage divide shall be honored. If natural drainage divides 

cannot be honored, a drainage diversion justification narrative must be provided. The increase 

and decrease in discharge rates, volumes, and durations of concentrated and non-concentrated 

Stormwater runoff leaving a development site due to the diverted flow shall not have an adverse 

impact (e.g., soil erosion; sedimentation; yard, dwelling, building, or private structure flooding; 

duration of ponding water; inadequate overland relief) on adjacent or downstream properties. 

(PFM 6-0202.2A) 

 

Water Quality Control 

Water quality controls must be satisfied for this development (PFM 6-0401.2). The plan 

indicates that infiltration trenches will be used to meet water quality requirements. The applicant 

has used Occoquan method to demonstrate that the water quality requirements have been met. 

BMP sizing computations, setbacks and construction specifications shall be provided/reviewed 

during site plan review.  

 

Stormwater Detention  

The postdevelopment release rates from the site due to the 2-yr and 10-yr storm event are less 

than that at predevelopment condition. The applicant has met the stormwater detention 

requirement of PFM. The details of the hydrological and hydraulic computations will be 

reviewed during site plan review. 

 

Downstream Drainage System 

An outfall narrative has been provided, however, the description of the adequacy and stability of 

the outfall is not a part of the statement. The minimum Stormwater information for rezoning, 

special exception, special permit, and development plan applications require a description of the 

existing conditions of each site outfall extended downstream from the site to a point which is at 

least 100 times the site area or which has a drainage area of at least one square mile (640 acres), 

whichever comes first. (ZO 9-011.J (2) (C)). 
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Kelly Atkinson, Staff Coordinator  

Application # PCA 1998-LE-064-03 (Springfield Metro center II, LLC and Springfield Parcel C 

LLC) concurrent with  PCA/CDPA/FDPA  2011-LE-022 and  PCA 2008-LE-015-02 
Page 3 of 3 

 

 

 

cc: Don Demetrius, Chief, Watershed Projects Evaluation Branch, SPD, DPWES 

 Fred Rose, Chief, Watershed Planning & Assessment Branch, SPD, DPWES 

 Bijan Sistani, Chief, South Branch, SDID, DPWES 

 Zoning Application File 

 

Appendix 11



 

Department of Public Works and Environmental Services 

Land Development Services, Site Development and Inspections Division 

12055 Government Center Parkway, Suite 535 

Fairfax, Virginia 22035-5503 

Phone 703-324-1720 • TTY 711 • FAX 703-324-8359  

 

 

 

 

 

 

 

DATE:  May 7, 2015 

 

TO: Kelly Atkinson, Staff Coordinator 

Zoning Evaluation Division 

Department of Planning and Zoning 

FROM: Mohan Bastakoti, P.E., Senior Engineer III    

 South Branch 

Site Development and Inspections Division  

Department of Public Works and Environmental Services 

 

SUBJECT: Application # Metro Center II, Phase II; RZ/CDP/FDP 2011-LE-022; Tax 

Map #090-2-01-0056-C, 0058-D, and 090-4-01-0011-B (part); Lee District 

 

We have reviewed the subject application and offer the following stormwater management 

comments:  

 

SWOD was made and determined that the CDP/FDP for Metro Center II, Phase II, dated 

February 10, 2011, and revised through February 14, 2012, proffered with Rezoning Application 

RZ 2011-LE-022, approved by the Board of Supervisors (Board) on May 1, 2012, qualifies under 

the Grandfathering provisions in SWMO §124-1-12.A, and the land-disturbing activities for the 

construction of Metro Center II, Phase II remain subject to the technical criteria in Article 5 of 

the SWMO for one additional state permit cycle, subject to the following: 

• The approved CDP/FDP 2011-LE-022 for Metro Center II, Phase II is not modified or 

amended in a manner resulting in an increase in the amount of phosphorous leaving each point 

of discharge or the volume or rate of runoff; 

• Initial coverage under the 2014 Virginia Pollution Discharge Elimination System 

(VPDES) General Permit for Discharges of Stormwater from Construction Activities (General 

Permit) is obtained prior to commencement of the land-disturbing activities; 

• Coverage under the VPDES General Permit is continuously maintained throughout the 

life of the construction activity, until all land-disturbing activities are completed, final 

stabilization is achieved, and General Permit coverage is terminated; and 

• Any portions of the project not under construction at the end of the 2014 VPDES General 

Permit (i.e., June 30, 2019) shall become subject to any new technical criteria adopted by the 

State Water Control Board and in effect at that time. 

 

During site plan review the applicant will have to demonstrate with all necessary computations 

that the above technical criteria’s have been met. 

 

 

 

 

 

C o u n t y  o f  F a i r f a x ,  V i r g i n i a  
 

M E M O R A N D U M 
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Kelly Atkinson, Staff Coordinator  

Application # Metro Center II, Phase II; RZ/CDP/FDP 2011-LE-022 
Page 2 of 3 

 

 

 

Chesapeake Bay Preservation Ordinance (CBPO) 

There is no Resource Protection Area present on this site.   

 

Floodplain 

There is no regulated floodplain on this site.  

 

Downstream Drainage Complaints 

There is no storm water complaint on file within the property.  

 

Drainage Diversion 

During the development, the natural drainage divide shall be honored. If natural drainage divides 

cannot be honored, a drainage diversion justification narrative must be provided. The increase 

and decrease in discharge rates, volumes, and durations of concentrated and non-concentrated 

Stormwater runoff leaving a development site due to the diverted flow shall not have an adverse 

impact (e.g., soil erosion; sedimentation; yard, dwelling, building, or private structure flooding; 

duration of ponding water; inadequate overland relief) on adjacent or downstream properties. 

(PFM 6-0202.2A) 

 

Water Quality Control 

Water quality controls must be satisfied for this development (PFM 6-0401.2). The plan 

indicates that storm filter system will be used to meet water quality requirements. The applicant 

has used Occoquan method to demonstrate that the water quality requirements have been met. 

BMP sizing computations, setbacks and construction specifications shall be provided/reviewed 

during site plan review.  

 

Stormwater Detention  

The postdevelopment impervious area is less than predevelopment impervious area. The 

applicant has met the stormwater detention requirement of PFM.  

 

Downstream Drainage System 

According to the applicant, Runoff from this site will be conveyed to an existing pond through 

closed storm sewer system. The pond will be the point of confluence and the extent of review 

will be below 150 feet below the existing pond. All the hydrologic and hydraulic computations 

will be reviewed in detail during site plan review. 

 

cc: Don Demetrius, Chief, Watershed Projects Evaluation Branch, SPD, DPWES 

 Fred Rose, Chief, Watershed Planning & Assessment Branch, SPD, DPWES 

 Bijan Sistani, Chief, South Branch, SDID, DPWES 

 Zoning Application File 
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Department of Public Works and Environmental Services 

Wastewater Planning & Monitoring Division  

12000 Government Center Parkway, Suite 358 

Fairfax, VA 22035 

Phone: 703-324-5030, Fax: 703-803-3297 

www.fairfaxcounty.gov/dpwes 

 
 

 

 

 

 

DATE:            April 13, 2015 

 

TO:  Kelly Atkinson 

Zoning Evaluation Division 

Department of Planning and Zoning 

 

FROM: Sharad Regmi, P.E. 

  Engineering Analysis and Planning Branch 

 

SUBJECT: Sanitary Sewer Analysis Report 

 

REF:   Application No. PCA/CDPA/FDPA 2011-LE-022 conc. with PCA 1998- 

                         064-03 and PCA 2008-LE-015-02     

                          

               Tax Map No.  090-4-((01))-0011-B, 090-2-((01))-0056-C & 0058-D 

 
The following information is submitted in response to your request for a sanitary sewer analysis for above 

referenced application: 

 

1. The application property is located in Long Branch (M-6) watershed. It would be sewered into the 

               Noman  M. Cole Pollution Control Plant (NMCPCP). 

  

2. Based upon current and committed flow, there is excess capacity in the NMCPCP.  For purposes of this 

 report, committed flow shall be deemed that for which fees have been paid, building permits have been 

 issued, or priority reservations have been established by the Board of Supervisors.  No commitment can 

 be made, however, as to the availability of treatment capacity for the development of the subject 

 property.  Availability of treatment capacity will depend upon the current rate of construction and the 

 timing for development of this site. 

 

3. An existing 10” inch line on the property is adequate for the use at this time. 

 

4. The following table indicates the condition of all related sewer facilities and the total effect of this 

 application. 

      Existing Use   Existing Use 

    Existing Use  + Application   + Application 

   +Application  +Previous Applications  + Comp Plan 

 
Sewer Network  Adeq. Inadeq  Adeq. Inadeq   Adeq. Inadeq  

 

Collector                              X                                       X                                                       X 

Submain                               X                                       X                                                       X 

Main/Trunk                          X                                       X                                                       X 

 

5. Other pertinent comments: 

M E M O R A N D U M 

M 

C o u n t y  o f  F a i r f a x ,  V i r g i n i a  
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Department of Public Works and Environmental Services 

Urban Forest Management Division 

12055 Government Center Parkway, Suite 518 

Fairfax, Virginia 22035-5503 

Phone 703-324-1770, TTY: 711, Fax: 703-653-9550   

www.fairfaxcounty.gov/dpwes 

 
 

 

        

 

 

 

DATE: June 9, 2015 

 

TO: Kelly Atkinson, Staff Coordinator 

Department of Planning and Zoning 

 

FROM: Samantha Wangsgard, Urban Forester II 

 Forest Conservation Branch, DPWES 

 

SUBJECT: Metro Center II, LLC, Phase I; PCA 2008-LE-015-02 

 

 

The following comments are based on a review of the resubmission of PCA 2008-LE-015-02 

date stamped as received by the county on May 29, 2015. 

 

All comments from the May 1
st
, 2015 memo and all previous UFMD memos have been 

addressed, and no new comments were generated from this review. 

 

Based on all tree and landscaping issues having been addressed the Urban Forest Management 

Division recommends approval of this application.  

 

 

SW/ 

 

UFMDID #: 199821 

 

cc: DPZ File 

 

C o u n t y  o f  F a i r f a x ,  V i r g i n i a  
 

 M E M O R A N D U M 
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Department of Public Works and Environmental Services 

Urban Forest Management Division 

12055 Government Center Parkway, Suite 518 

Fairfax, Virginia 22035-5503 

Phone 703-324-1770, TTY: 711, Fax: 703-653-9550   

www.fairfaxcounty.gov/dpwes 

 
 

 

        

 

 

 

DATE: June 16, 2015 

 

TO: Kelly Atkinson, Staff Coordinator 

Department of Planning and Zoning 

 

FROM: Samantha Wangsgard, Urban Forester II 

 Forest Conservation Branch, DPWES 

 

SUBJECT: Metro Center II, Phase II; 2011-LE-022 

 

 

The following comments are based on a review of the resubmission of 2011-LE-022, date 

stamped as received by the county on May 29, 2015 and follow up correspondences with via 

email on June 16, 2015. 

 

Based on the plans received by email on June 16, 2015 at 3:18pm, all tree and landscape 

comments have been adequately addressed. 

 

Therefore, Urban Forest Management Division does not have any additional comments and 

recommends approval of this application. 

 

 

SW/ 

 

UFMDID #: 199822 

 

cc: DPZ File 

 

C o u n t y  o f  F a i r f a x ,  V i r g i n i a  
 

 M E M O R A N D U M 
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PCA 1998-LE-064-3 
PCA 2008-LE-015-2 
PCA/FDPA 2011-LE-022  Appendix 15 
 

 

 
PART 4 4-400 C-4 HIGH INTENSITY OFFICE DISTRICT  
 
4-401 Purpose and Intent  
 
The C-4 District is established to provide areas of high intensity development where 
predominantly non-retail commercial uses may be located such as office and financial 
institutions; and otherwise to implement the stated purpose and intent of this Ordinance.  
 
4-402 Permitted Uses  
 
1. Accessory uses and accessory service uses as permitted by Article 10.  
2. Churches, chapels, temples, synagogues and other such places of worship.  
3. Colleges, universities.  
4. Commercial swimming pools, tennis courts and similar courts, indoor.  
5. Cultural centers, museums.  
6. Eating establishments, limited by the provisions of Sect. 405 below.  
7. Financial institutions.  
8. Funeral homes.  
9. Health clubs.  
10. Mobile and land based telecommunication facilities, subject to the provisions of 
Sect. 2-514.  
11. New vehicle storage, limited by the provisions of Sect. 405.  
12. Nursery schools and child care centers.  
13. Offices, to include the display and sales of scientific, electronic or medical 
equipment of a type not customarily retailed to the general public.  
14. Parking, commercial off-street, as a principal use.  
15. Private schools of general education, private schools of special education.  
16. Public uses.  
17. Quasi-public athletic fields and related facilities, limited by the provisions of Sect. 
405 below.  
18. Telecommunication facilities. 
 
4-403 Special Permit Uses  
 
For specific Group uses, regulations and standards, refer to Article 8.  
 
1. Group 4 - Community Uses, limited to:  

A. Swimming clubs and tennis clubs/courts  
2. Group 5 - Commercial Recreation Uses, limited to:  

A. Bowling alleys  
B. Commercial swimming pools, tennis courts and similar courts, outdoor  
C. Indoor archery ranges, fencing and other similar indoor recreational uses  
D. Miniature golf courses, indoor  
E. Skating facilities, indoor  
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3. Group 7 - Older Structures, limited to:  
A. Restaurants  
B. Rooming houses  

4. Group 8 - Temporary Uses.  
 
4-404 Special Exception Uses  
 
For specific Category uses, regulations and standards, refer to Article 9.  
 
1. Category 1 - Light Public Utility Uses.  
2. Category 3 - Quasi-Public Uses, limited to:  

A. Conference centers and retreat houses, operated by a religious or nonprofit 
organization  
B. Congregate living facilities  
C. Independent living facilities  
D. Medical care facilities  
E. Private clubs and public benefit associations  
F. Quasi-public parks, playgrounds, athletic fields and related facilities 
G. Alternate uses of public facilities  
H. Dormitories, fraternity/sorority houses, rooming/boarding houses, or other 
residence halls  

3. Category 4 - Transportation Facilities, limited to:  
A. Electrically-powered regional rail transit facilities  
B. Helistops  
C. Regional non-rail transit facilities  

4. Category 5 - Commercial and Industrial Uses of Special Impact, limited to:  
A. Commercial off-street parking in Metro Station areas as a temporary use  
B. Drive-in financial institutions  
C. Eating establishments  
D. Establishments for scientific research and development to include assembly, 
integration and testing of experimental prototype products as an incidental use  
E. Golf courses, country clubs  
F. Hotels, motels  
G. Service stations  
H. Theaters  
I. Vehicle sale, rental and ancillary service establishments, limited by the 
provisions of Sect. 9-518  
 

4-405 Use Limitations  
 
1. All business, service, storage, and display of goods shall be conducted within a 
completely enclosed building, except outdoor seating provided in association with an 
eating establishment, those permitted uses, accessory uses set forth in Part 1 of Article 
10, and special permit and special exception uses which by their nature must be 
conducted outside a building.  
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2. Nursery schools and child care centers shall be subject to the standards set forth in 
Sect. 9-309.  
3. All refuse shall be contained in completely enclosed facilities. 
4. All uses shall comply with the performance standards set forth in Article 14.  
5. Eating establishments shall be permitted by right only when such use is located in a 
building which has a gross floor area of at least 90,000 square feet and is designed to 
contain at least one or more other uses permitted by right. Eating establishments which 
do not meet these limitations may be allowed by special exception in accordance with 
the provisions of Article 9.  
6. Quasi-public athletic fields and related facilities shall be permitted by right in 
accordance with the following:  

A. Such use is not specifically precluded or regulated by any applicable proffered 
condition, development condition, special permit or special exception condition;  
B. Such use shall be permitted on an interim basis for a period not to exceed five 
(5) years, provided, however, that upon request by the property owner, 
subsequent extensions of up to five (5) years each may be approved by the 
Board;  
C. No structure or field shall be located within 100 feet of any adjoining property 
which is in an R district;  
D. The use of lighting or loudspeakers for the athletic field or facility shall not be 
permitted;  
E. Notwithstanding the provisions of Article 13, transitional screening shall not be 
required unless determined necessary by the Director;  
F. Parking to accommodate such use shall be provided on-site. In the event such 
use is to be located on-site with another use, the Director may allow existing off-
street parking to serve such use provided the hours of operation of the two uses 
do not coincide; and  
G. There shall be a sign which identifies the athletic field as an interim use of the 
site. No such sign shall exceed thirty-two (32) square feet in area or be less than 
ten (10) square feet in area, exceed eight (8) feet in height or be located closer 
than five (5) feet to any street line.  

7. New vehicle storage shall be permitted by right in accordance with the following:  
A. When located within a parking structure that is accessory to another use, and 
provided that the spaces devoted to a new vehicle storage are in excess of the 
minimum number of off-street parking spaces required in accordance with Article 
11 for the use to which the structure is accessory. The owner shall submit a 
parking tabulation in accordance with Article 17 that demonstrates that such 
excess parking spaces are available for new vehicle storage.  
B. The layout of the new vehicle storage shall not hinder the internal vehicle 
circulation within the parking structure, and there shall be no mechanical parking 
lift devices or fencing associated with the new vehicle storage. 
C. There shall be no signs identifying the use and/or the associated vehicle, sale, 
rental and ancillary service establishment.  
D. Notwithstanding the provisions of Article 13, transitional screening shall not be 
required.  
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4-406 Lot Size Requirements 
  
1. Minimum lot area: 40,000 sq. ft.  
2. Minimum lot width: 200 feet  
3. The minimum lot size requirements presented in Par. 1 and 2 above may be waived 
by the Board in accordance with the provisions of Sect. 9-610.  
 
4-407 Bulk Regulations  
 
1. Maximum building height: 120 feet, subject to increase as may be permitted by the 
Board in accordance with the provisions of Sect. 9-607  
2. Minimum yard requirements  

A. Front yard: Controlled by a 25 degree angle of bulk plane, but not less than 40 
feet  
B. Side yard: No Requirement  
C. Rear yard: Controlled by a 20 degree angle of bulk plane, but not less than 25 
feet  

3. Maximum floor area ratio: 1.65  
4. Refer to Sect. 13-301 for provisions that may qualify the minimum yard requirements 
set forth above. 
  
4-408 Open Space  
 
15% of the gross area shall be landscaped open space  
 
4-409 Additional Regulations  
 
1. Refer to Article 2, General Regulations, for provisions which may qualify or 
supplement the regulations presented above.  
2. Refer to Article 11 for off-street parking, loading and private street requirements.  
3. Refer to Article 12 for regulations on signs.  
4. Refer to Article 13 for landscaping and screening requirements. 
4-24  
5. Refer to Article 17 for uses and developments which are subject to site plan 
provisions. 
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PART 2  6-200 PDC PLANNED DEVELOPMENT COMMERCIAL DISTRICT  
 
6-201  Purpose and Intent  
 
The PDC District is established to encourage the innovative and creative design of 
commercial development. The district regulations are designed to accommodate 
preferred high density land uses which could produce detrimental effects on neighboring 
properties if not strictly controlled as to location and design; to insure high standards in 
the lay-out, design and construction of commercial developments; and otherwise to 
implement the stated purpose and intent of this Ordinance.  
 To these ends, rezoning to and development under this district will be permitted 
only in accordance with a development plan prepared and approved in accordance with 
the provisions of Article 16. 
 
PART 1 16-100   STANDARDS FOR ALL PLANNED DEVELOPMENTS 
 

16-101 General Standards 
 

A rezoning application or development plan amendment application may 
only be approved for a planned development under the provisions of 
Article 6 if the planned development satisfies the following general 
standards: 

 
1. The planned development shall substantially conform to the adopted 

comprehensive plan with respect to type, character, intensity of use 
and public facilities.  Planned developments shall not exceed the 
density or intensity permitted by the adopted comprehensive plan, 
except as expressly permitted under the applicable density or intensity 
bonus provisions. 

 
2. The planned development shall be of such design that it will result in a 

development achieving the stated purpose and intent of the planned 
development district more than would development under a 
conventional zoning district. 

 
3. The planned development shall efficiently utilize the available land, 

and shall protect and preserve to the extent possible all scenic assets 
and natural features such as trees, streams and topographic features. 

 
4. The planned development shall be designed to prevent substantial 

injury to the use and value of existing surrounding development, and 
shall not hinder, deter or impede development of surrounding 
undeveloped properties in accordance with the adopted 
comprehensive plan. 
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5. The planned development shall be located in an area in which 
transportation, police and fire protection, other public facilities and 
public utilities, including sewerage, are or will be available and 
adequate for the uses proposed; provided, however, that the applicant 
may make provision for such facilities or utilities which are not 
presently available. 

 
6. The planned development shall provide coordinated linkages among 

internal facilities and services as well as connections to major external 
facilities and services at a scale appropriate to the development. 

 

16-102 Design Standards 
 

Whereas it is the intent to allow flexibility in the design of all planned 
developments, it is deemed necessary to establish design standards by 
which to review rezoning applications, development plans, conceptual 
development plans, final development plans, PRC plans, site plans and 
subdivision plats.  Therefore, the following design standards shall apply: 

 
1. In order to complement development on adjacent properties, at all 

peripheral boundaries of the PDH, PRM, PDC, PRC Districts the bulk 
regulations and landscaping and screening provisions shall generally 
conform to the provisions of that conventional zoning district which 
most closely characterizes the particular type of development under 
consideration.  In the PTC District, such provisions shall only have 
general applicability and only at the periphery of the Tysons Corner 
Urban Center, as designated in the adopted comprehensive plan.  

 
2. Other than those regulations specifically set forth in Article 6 for a 

particular P district, the open space, off-street parking, loading, sign 
and all other similar regulations set forth in this Ordinance shall have 
general application in all planned developments. 

 
3. Streets and driveways shall be designed to generally conform to the 

provisions set forth in this Ordinance and all other County ordinances 
and regulations controlling same, and where applicable, street 
systems shall be designed to afford convenient access to mass 
transportation facilities.  In addition, a network of trails and sidewalks 
shall be coordinated to provide access to recreational amenities, open 
space, public facilities, vehicular access routes, and mass 
transportation facilities. 
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