
City of Fairfax, Virginia 
City Council Public Hearing  

Agenda Item #  ______ 

City Council Meeting ______ 

TO: Honorable Mayor and Members of City Council 

FROM:  Robert Sisson, City Manager 

SUBJECT: Public hearing and Council action on a request by Request from JDC Boulevard, LLC, applicant, 
by John H. Donegan, Owner, for consideration of a General Development Plan Amendment 
pursuant to former City Code Section 110-5 (superseded by Section 110-6.4 on October 1, 2016) to 
allow replacement of a previously approved 3,500 square foot bank with 5,100 square feet of 
general retail space in the former C-2 Retail Commercial zoning district (superseded by CR-
Commercial Retail zoning district on October 1, 2016) on the premises known as 10120 Fairfax 
Boulevard (Boulevard Marketplace) and more particularly described as Tax Map Parcel(s) 47-4-
23-000-A and 47-4-23-000-D. 

ISSUE(S): Whether to approve the applicant’s request for a General Development Plan 
Amendment.     

SUMMARY: The applicant proposes to construct a 5,100 square foot retail building where a 3,500 
square foot bank with drive-through was previously proposed as part of a General 
Development Plan that was approved in 2008.  The Planning Commission held a 
public hearing on February 27, 2017 on this proposal and recommended approval by 
a vote of 5 to 2. Further discussion of the two votes against the motion is provided in 
the staff report.  

FISCAL IMPACT: The fiscal impact of this proposal is expected to be negligible. 

RECOMMENDATION: Staff recommends approval. 

ALTERNATIVE 
COURSE OF ACTION: 

City Council may approve, approve with conditions, or deny the application. 

RESPONSIBLE 
STAFF/POC: 

Paul Nabti, Senior Planner 
Jason D. Sutphin, Chief, Community Development Division  
Brooke Hardin, Director, Community Development & Planning 

COORDINATION: Community Development & Planning              Police         
City Attorney                        Public Works         
Code Administration                    Treasurer 
Department of Parks & Recreation                Commissioner of Revenue 
Fairfax Water 

ATTACHMENTS: Staff Report with summary of zoning districts, sample motions           
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CITY OF FAIRFAX 
Department of Community Development & Planning 

General Development Plan Amendment Request 
Z-16090107

CITY COUNCIL 
PUBLIC HEARING DATE 

March 14, 2017 

APPLICANT 

JDC Boulevard, LLC 

AGENT 

John H. Donegan 

PARCEL DATA 

Tax Map IDs 
47-4-23-000-A and 47-4-23-000-D

Street Addresses 
10120 Fairfax Boulevard 

Zoning Districts 
C-2 Commercial Retail

APPLICATION SUMMARY 

The applicant proposes to amend the general development plan for 
Boulevard Marketplace Shopping Center, originally approved in 2008, 
to replace an approved 3,500 square foot bank and associated drive-
through with 5,100 square feet of general retail space. 

STAFF RECOMMENDATION 

Staff recommends that the City Council approve the request for a 
General Development Plan Amendment to City Council. 
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BACKGROUND INFORMATION  
The subject site is located on the north side of Fairfax Boulevard, approximately 250 feet west of the 
intersection with Plantation Parkway.  Land uses along this portion of Fairfax Boulevard are primarily retail 
commercial in nature, with the exception of protected open spaces primarily north and west of the site that 
are primarily impacted by floodplain and Chesapeake Bay Resource Protection Areas (RPA) and the fire 
station as an institutional use on the south side of Fairfax Boulevard, directly across from the intersection 
with Plantation Parkway. The subject site and adjacent site that is subject to the same General Development 
Plan (GDP) are partially encumbered by the RPA. A summary of uses on adjacent properties is provided in 
the table below: 
 

 Existing Zoning* Existing Land Use Existing 
Description Future Land Use 

Site C-2 Retail 
Commercial Commercial - Retail Boulevard 

Marketplace Business Commercial 

North I-1 Industrial Open Space -  
Undesignated Open Space 

Business Commercial/ 
Open Space 
Conservation 

South C-2 Retail 
Commercial 

Commercial – Retail, 
Open Space - 
Undesignated 

Open Space 
Business Commercial/ 
Open Space 
Conservation 

East C-2 Retail 
Commercial Commercial - Retail Patient First Business Commercial 

West I-1 Industrial Open Space - 
Undesignated Open Space 

Business Commercial/ 
Open Space 
Conservation 

*Existing zoning refers to the zoning designation in place at the time the application was filed.  

A map depicting existing zoning (at the time of application submission) of the subject site and surrounding 
properties is provided in Figure 1. 
 

 
Figure 1: Existing Zoning (at time of application) 
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The 0.69 acre site was initially included in the 3.15 acre GDP that was approved for Boulevard Marketplace 
Shopping Center in 2008, allowing a total of 17,300 square feet of commercial space, including a 4,300 bank 
building (this was later modified to increase the amount of general retail space and decrease the area for the 
bank).  
 
In 2011, the site was subdivided with the bank parcel located on a separate parcel from the rest of the 
proposed shopping center. The shopping center was completed in 2012 and the bank parcel was improved to 
the conditions specified in the GDP, with the building site unimproved in order to allow the eventual 
development of a bank building to the standards of a future tenant. The shopping center parcel was 
subsequently sold while the bank parcel was retained by the original applicant. A bank tenant has not been 
secured to date. 
 
 
PROJECT PROPOSAL  
The applicant proposes to amend the existing GDP to replace the approved 3,500 square foot bank building 
and drive through, with a 5,100 square foot commercial retail building.  The currently approved GDP site 
plan is provided in Figure 2A. The proposed GDP site plan is provided in Figure 2B.  
 

 
Figure 2A: Currently approved GDP for parcel         Figure 2B: Proposed GDP for parcel 
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A summary of the proposed development tabulations as compared to those tabulations for previously 
approved GDP are provided in the table below: 
 

 2008 GDP 
(Existing) 

2017 Amendment 
(Proposed) 

General Retail Area 19,583 24,500 
Bank Area 3,500 0 
Total Building Area 23,083 24,500 
Parking Required 105 130 
Parking Provided 117 133 
Tree Cover 28,600 28,900 

 
 
LAND USE REQUESTS 
The applicant has requested a rezoning/amendment to the existing General Development Plan as approved 
by City Council in 2008. The original GDP approval was also tied to two Special Use Permit approvals; one 
to allow as use that generates in excess of 700 vehicle trips per day in the Highway Corridor Overlay District 
as required by City Code Section 110-874(b)(2) and another to allow a drive-through facility for the bank, as 
required in the C-2 retail commercial district. Additional information is provided on these SUPs in 
attachment 1.  
 
Note that the application for this GDP amendment was received and accepted prior to the effective date of 
the current Zoning Ordinance. As such, the land use request is processed and reviewed per the standards and 
land use designations that were effective at that time and have since been superseded.  
 
 
ANALYSIS  
Staff analysis of the request for a General Development Plan Amendment is provided in Attachment 1.  
 
 
PLANNING COMMISSION HEARING 
At a public hearing held on February 27, 2017 the Planning Commission provided a recommendation to City 
Council to approve the subject application as submitted.   Planning Commission Member Cate voted against 
the project, citing that the 2008 proffer statement from the original rezoning required development to be in 
substantial conformance the General Development Plan submitted with that application as opposed to the 
General Development Plan submitted with the current application, but he did not recommend that the 
applicant provide a new proffer.  Planning Commission member Burrell concurred with Cate and also voted 
against the proposal.  The City Attorney has reviewed the existing proffers and the attached motions and 
ordinance, and does not believe that it is necessary to modify the existing proffers.  Staff does not 
recommend that this proffer be amended to reference the currently submitted plans for the following 
reasons: 
  

1. The language for attached ordinance for the General Development Plan Amendment references the 
General Development Plan submitted with the current application. This ordinance supersedes the in-
place proffer that references the previously approved General Development Plan. 

2. All of the proffers associated with the original approval, as provided in Attachment 7, required single 
actions (such as a monetary contribution or a public improvement) as opposed to requiring 
continuous actions (such as ongoing maintenance or oversight of a home owners association). All of 
the proffers have been satisfied including compliance with the 2008 General Development Plan. If 
the proffer that references the General Development Plan is modified, all other proffers would also 
have to be modified as well, either to clarify that they are not required to be satisfied again, or to be 
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deleted.  Deletion of all of the 2008 proffers does not mean that new proffers would be needed, as 
the ordinance would provide for the specifics of the approval of the current application.  

3. As a result of 2016 State Legislation restricting proffers for residential development, staff has been
encouraged by legal advisors to limit “unnecessary proffers”. Unnecessary proffers include any
proffer where the requirements of that proffer are addressed through other means, such as in the
improvements shown in a General Development Plan or certain improvements that are otherwise
required applicable local, state or federal code. Although the subject application does not include a
residential component, staff recommends that similar standards be applied to all development
applications, rather than differentiating standards based on use types. In this case, a new proffer that
requires development to be in substantial conformance with a General Development Plan would be
considered unnecessary if the motion and ordinance to approve that development is already subject
to the General Development Plan.

The City Attorney has reviewed the existing proffers and the attached motions and ordinance, and supports 
the staff recommendation not to modify the existing proffers. 

RECOMENDATIONS 
Staff recommends that the City Council approve the request for a General Development Plan Amendment. 

ATTACHMENTS 
1. Staff Analysis
2. Summary of Zoning Districts and Overlays
3. Application
4. Statement of Justification
5. Proposed General Development Plans and Architectural 

Elevations
6. Existing General Development Plan as Approved in 2008
7. 2008 Approval and Proffers
8. Postings and Notices
9. Rezoning Ordinance
10. Sample Motions 
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STAFF ANALYSIS  

Boulevard Marketplace – General Development Plan Amendment 
Z-16090107 

 
 

APPLICABLE CODE SECTIONS 
 
Section 110-5.  Zoning map amendments. 
(e)  City council action. After the public hearing before the planning commission, the commission may report a 
recommendation to the city council. Failure of the commission to report 90 days after the first meeting of the 
commission after the proposed amendment has been referred to the commission, or such shorter period as 
may be prescribed by the city council, shall be deemed approval. The city council shall hold a public hearing 
on the proposed amendment and render its decision only after posting, advertising and notification of 
property owners by the city of the public hearing have been performed in the manner specified in subsections 
(b) and (c) of this section. After the public hearing, the city council may make appropriate changes or 
corrections in the ordinance or proposed amendment. The public notice shall state the general usage and 
density range of the proposed amendment and the general usage and density range, if any, set forth in the 
applicable part of the comprehensive plan. However, no land may be zoned to a more intensive use 
classification than was contained in the public notice without an additional public hearing after notice 
required by this section. 
 
Section 110-366(3).  Zoning Map Amendments and Special Use Permits 
The City Council may approve zoning map amendments and grant special use permits and the board of 
zoning appeals may grant special use permits only after considering the applicable standards provided below: 
 

a) Consistency with the comprehensive plan and other adopted city goals and policies; 
b) The size and shape of the lot on which the use is proposed; 
c) Vehicular and pedestrian traffic; 
d) Trip generation characteristics of the proposed use; 
e) Site design; 
f) Lighting, noise, traffic, sight, smoke, dust, odor, vibration and other factors which may affect the 

serenity of the neighborhood; 
g) The safety and movement of vehicular traffic upon adjacent streets; 
h) The safety and welfare of residents living in the area; 
i) The location, height, and design of buildings, walls, fences and landscaping proposed; 
j) Overall impact of the proposed use upon the development and use of adjacent land; 
k) Safety and welfare of persons working in the neighborhood; 
l) Harmony of the proposal with the general purpose and intent of the applicable article of this 

chapter; and 
m) The purposes of zoning ordinances set forth in the Code of Virginia, § 15.2-2283. 

 
Section 110-31(b). Conformity with chapter; enumeration and purpose of districts 
(12) C-2. The C-2 retail commercial district is established to provide areas for office and general 
business establishments and uses accessory or complementary thereto.  
 
(16) HCOD. The highway corridor overlay district is established in furtherance of the purposes set 
forth in Code of Virginia, §§ 15.2-2200, 15.2-2283 and 15.2-2284, and in general to protect the 
health, safety and general welfare of the public by the prevention or reduction of traffic congestion 
and the facilitation of well-conceived, coordinated development. 
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Section 110-781. - Permitted uses—By right. 
The following uses are permitted by right in the C-2 retail commercial district:  

(1) Uses permitted by right in the C-1 office commercial district. 
(2) Retail sales establishments. 
(3) Personal service establishments. 
(4) Pharmacies or medical supply services. 
(5) Hotels. 
(6) Movie theaters. 
(7) Restaurants and refreshment areas. 
(8) Fast-food restaurants which are located under the roof of a shopping center, have no 

drive-in window and no delivery service. The total gross floor area of all fast-food 
restaurants shall comprise no more than 20 percent of the gross floor area of any 
shopping center.  

(9) Specialty food establishments. 
(10) Catering service. 
(11) Lumber and building supplies sales; electrical, heating, air conditioning, plumbing or 

painting sales or service; provided that all materials, equipment and vehicles are 
displayed or stored entirely in buildings enclosed on all sides or within walls, fences, or 
plantings which shield such items from public view.  

 
Staff Analysis: The most likely uses to occupy the space proposed through this plan are retail sales establishments, 
personal service establishments or specialty food establishments, which are all permitted in the district. Certain other 
uses may be permitted with a special use permit. Note that occupancy permits will be reviewed against the new zoning 
ordinance for which permitted uses may vary from those listed above. 
 
 
Sec. 110-874. Uses permitted in the Highway Corridor Overlay District (HCOD).  

(a) By right. As permitted by the underlying zoning district.  
(b) Special use permit.  

(1)  As permitted by the underlying zoning district. 
(2)  Any use or development that will generate an estimated average daily traffic volume 

in excess of 700 trips.  
(3)  Any commercial or industrial use or development seeking vehicular access from a 

local street which also provides access to residential areas.  
 
Staff Analysis: The combined trip generation for the shopping center, including both parcels, is in excess of 700 trips, 
thus an SUP is required. This SUP was granted with the original rezoning and the applicant requests that it continue 
through this land use action. No formal action is required by City Council to allow the existing SUP to continue. 
 
 
Sec. 110-876. Development standards in the HCOD.  
In addition to the requirements contained in the underlying zoning district and other applicable 
requirements contained in this chapter, development in the highway corridor overlay district shall be 
subject to the following considerations:  
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(1)  Such uses shall have access designed so as not to impede traffic on a public street. To that 
end, access via the following means may be given favorable consideration:  

a.  By the provision of shared entrances, inter-parcel travel ways or on-site service 
drives connecting adjacent properties;  

b.  By the internal streets of a commercial or industrial complex; or 
c.  By other appropriate means, approved by the director of public works, which are 

designed to control access points to a public street. Existing parcels of land shall not 
be denied safe access to a public highway if no reasonable joint or cooperative access 
is possible.  

(2)  Such uses shall provide for pedestrian circulation and, where applicable, bicycle circulation 
to be coordinated with that existing or proposed on adjacent properties.  

(3)  Such development shall be evaluated for consistency with the city's comprehensive plan as 
well as other adopted city policies and standards which specify construction, functional and 
aesthetic requirements.  

 
Staff Analysis: The proposed site plan relies on inter-parcel access to the existing shopping center to the west and to the 
Patient First site to the east for all vehicular access, with no new direct connection to Fairfax Boulevard. Provisions for 
pedestrian connections are provided to adjacent sites and improvement of the pedestrian/bicycle network is provided 
with the extension of the existing trail. Further discussion of these aspects of the plan as well as specific components of 
the Comprehensive Plan are provided below. In general, the proposed plan is consistent with this section of the code. 
 
Section 110-80(d). Use regulations in Chesapeake Bay Preservation Areas.  
All development or redevelopment within a Chesapeake Bay preservation area exceeding 2,500 
square feet of disturbed land area shall be subject to the general performance standards in section 
110-84 as well as the development review procedures outlined in section 110-86 [110-86 pertains to 
Site Plan review procedures]. 
 
Staff Analysis: The proposed plan disturbs an area of less than 2,500 square feet within the RPA, so this Special 
Use Permit is not required. Further discussion is provided under the Environment heading in Attachment 1. 
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COMPREHENSIVE PLAN; OTHER CITY POLICY 
 
Land Use 
The Future Land Use Map of the Comprehensive Plan designates this site and surrounding 
properties along Fairfax Boulevard as Business-Commercial.   
 

Business Commercial 
Retail, office and hotel uses are appropriate for this category.  The broad nature of 
this category allows for a mixture of nonresidential uses in addition to the typical 
single-use shopping center or office park developments commonly found along 
commercial strips. 

 
The applicant is proposing to replace a previously approved bank, which is permitted in the C-2 
Retail Commercial District, with general retail space which is also permitted in the C-2 Retail 
Commercial District. General retail type uses are consistent with recent development surrounding 
the property, including the existing portions of the shopping center to the west and the Patient First 
facility to the east. The proposed building is generally in-line with the existing buildings in the 
shopping center and would not require any further impact to the natural area to the north, which 
provides a buffer between the commercial uses along Fairfax Boulevard and the single family 
residential uses in the Mosby Woods community.  
 
An SUP for a drive-through for the bank was approved with the original rezoning. Since the 
proposed replacement use is permitted in the C-2 district, the approved SUP is no longer required. 
An action by City Council to approve the GDP amendment would nullify the SUP because that use 
is no longer indicated on the plan.  
 
Staff Analysis: Staff believes the proposal would be compatible with surrounding uses and the purpose of the business 
commercial district.   
 
Site Layout 
Neither the Comprehensive Plan nor the Fairfax Boulevard Masterplan have site specific 
recommendations for the subject property.  The most area-specific Future Land Use section text of 
the Comprehensive Plan states (page 171):  
 

Fairfax Boulevard – Mosby Parkway  
The section of Fairfax Boulevard from Eaton Place to Draper Drive is characterized 
by natural features; these should be retained, enhanced and incorporated into the 
unified streetscape. Development of this segment of Fairfax Boulevard should be 
environmentally sensitive and facilitate bicycle/pedestrian circulation and access. The 
streetscape should be designed to limit surface parking lots, particularly those visible 
from the right-of-way, and to respect and enhance the natural features of each site. 

 
Although the proposed site layout accomplishes some of the goals of the Comprehensive Plan by 
recognizing the environmentally sensitive nature of the area and accommodating bicycle and 
pedestrian access, the location of the surface parking lot is not directly consistent with the 
Comprehensive Plan and Community Appearance Plan language.  Despite this, the site plan is 
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generally consistent with recent development on adjacent properties. In addition, configuration of 
the building to make surface parking less visible from the right-of-way, as recommended in the 
Comprehensive Plan, would complicate circulation patterns and increase disturbance in the RPA. 
 
Staff Analysis: Although the site layout differs from some of the language of the Land Use chapter of the 
Comprehensive Plan, staff believes that an alternative layout could conflict with other sections of the plan or other city 
policy.  This deviation can be supported with the incorporation of enhanced landscaping as provided on the existing site 
to remain. 
 
Vehicular Access and Parking 
No vehicular access points are proposed to directly connect the subject site to Fairfax Boulevard. 
Instead, the site is reliant on existing curb-cuts on the other shopping center parcel to the west and 
on the Patient First site to the east.  This is consistent with the Comprehensive Plan goal of 
minimizing curb-cuts along commercial streets and thoroughfares, and it allows fewer disruptions to 
the pedestrian network. 
 
As a change in use, general retail is expected to generate fewer vehicle trips per day than the 
approved bank with an accessory drive-through facility.  The following table provides a summary of 
anticipated daily trips ends resulting approved use compared to the proposed use based on The 
Institute for Transportation Engineers Trip Generation Report, 8th Edition (ITE Manual). 
 

 Square feet Trips per 
1,000 sf 

Anticipated 
trips 

Bank with drive-through 3,500 246.49 863 

Specialty retail/restaurant 5,100 127.15 648 
Table 1-1: Comparison of anticipated vehicle trip ends per day for the proposed use as compared to the 
approved use. 

 
Consistent with Section 110-874(b)(2) of the City Code, an SUP was provided with the original 
rezoning to allow a use that generates in excess of 700 trips per day in the Highway Corridor 
Overlay District. The number of trips per day was estimated based on the all uses within the entire 
shopping center. With the decrease in the number of trips anticipated with this GDP Amendment, 
as indicated above, the overall number of trips generate per day from the entirety of the shopping 
center that is subject to this GDP is still greater than 700, so this SUP is required to continue. No 
formal action is required by City Council to allow this SUP to continue since it was a separate action 
from the approval of the GDP that is proposed to be amended. 
 
A proffer from the original rezoning required the property owner to accommodate inter-parcel 
access with the property to the east at such time that site were to redevelop. In 2014, City Council 
approved a proposal for a Patient First medical care facility on that property and construction of this 
facility along with the inter-parcel access was completed in 2016. With the incorporation of this 
inter-parcel access, the site can be accessed via four vehicular access point rather than the two that 
were provided with the original General Development Plan. Two of the four access points are 
signalized and allow left turns. 
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A total of 32 parking spaces are provided on the subject site where a minimum of 26 are required. 
This results in a total of 133 parking spaces for the entire shopping center subject to the GDP where 
a minimum of 130 spaces are required. Parking is provided in two bays from a single drive-aisle in 
front of the building and in two bays from a single-drive aisle to the east of the building. Up to two 
additional parking spaces could be provided in place of one of the two outdoor patio areas identified 
on the GDP and shown in the Figure 1-1 below. This would be determined at the time of 
administrative site plan review. 
 

 
Figure 1-1: Potential additional parking space locations 

 
One loading space, as required by City Code, and one dumpster enclosure are provided at the north 
end of the site. 
 
Staff Analysis: The proposed circulation pattern is supported by the Comprehensive Plan and City Code, and the 
parking quantity exceeds the minimum required by City Code. 
 
Pedestrian Circulation 
The Community Appearance Plan provides specific recommendations for improving pedestrian 
amenities for both public and private infrastructure projects within designated commercial corridors, 
including Fairfax Boulevard, as stated below (page 42): 

 
A fundamental concept to the improvement of corridors within the City is that of 
improved pedestrian orientation. Accommodations for pedestrians and 
bicyclists are important because they introduce elements of scale to the corridor 
in addition to the inherent environmental and traffic-improvement aspects of 
increased pedestrian activity. 
 

Although the public/street front pedestrian amenities for the subject site were approved and 
constructed with the original rezoning, the applicant is proposing several minor modifications to the 
plan to improve the pedestrian network, as summarized below. 
 

1. Removal of the drive-through associated with the bank eliminates the need for one 
crosswalk. 

2. Incorporation of a trail extension to the Fairfax Boulevard sidewalk (as discussed under 
Parks and Recreation below) provides an additional pedestrian connection to the site as well 
as the extended trail network. 
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3. An additional crosswalk is proposed across the eastern most drive aisle connecting to the 
pedestrian network that was provided through the development of the adjacent Patient First 
site in 2016. 

 
These pedestrian improvements are depicted in Figure 1-2 below: 
 

 
Figure 1-2: Proposed pedestrian/bicycle network improvements 

Staff Analysis: The proposed pedestrian improvements support the goals of the Community Appearance Plan for a site 
within a commercial corridor by expanding the pedestrian network that was proposed through the previously approved 
General Development Plan.  
 
Environment 
An estimated 2,450 square feet of the site are located within the Chesapeake Bay Resource 
Protection Area (RPA). Strategy ENV-1.5 from the Comprehensive Plan highlights city-wide 
intentions for stream corridors and RPA. 

 
ENV-1.5 Preserve stream corridors in a natural state. 
Land located along streams that serves to provide a substantial habitat for wildlife, 
mitigates the impact of floods, or serves as a recreational area should be retained and 
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restored (where necessary) to the extent possible. Where appropriate, such areas may 
be considered for future improvements to the City’s storm water management 
system and recreational facilities. 

 
The proposed plan would impact up to 1,200 square feet of area, primarily for grading. A special use 
permit for disturbance in the RPA is only required if more than 2,500 square feet of land area is 
disturbed. The exact limits of disturbance will be determined at time of administrative site plan 
review, though the extents within the RPA will not surpass the area which was previously disturbed 
for construction of the bank drive through lane as shown in Figure 1-3 below. The applicant does 
not propose any new impervious surface in the RPA.  
 

 
Figure 1-3: Existing and proposed limits of disturbance within the RPA 

Staff Analysis: The proposed plan appears to be consistent with the Environment Chapter of the Comprehensive Plan 
by retaining all previously undisturbed areas within the RPA on the site and not adding any impervious area within 
the limits of the RPA. 
 
Parks, Recreation and Open Space 
Through the original 2008 rezoning for Boulevard Marketplace Shopping Center, the applicant 
contributed a sum of $50,000 to the City Department of Parks and Recreation for construction of 
portions of the Snyder Trail. Since then, approximately 325 feet of the trail length has been 
constructed, from Plantation Parkway to the northwestern corner of the applicant site. Another 135 
foot long segment extends along the applicant’s western property line, connecting the shopping 
center to the trail. Through this application, the applicant proposes to install a crosswalk across the 
shopping center drive aisle and add an extension of the trail to the sidewalk along the north side of 
Fairfax Boulevard, providing a continuous connection through the site to the primary trail. This 
extension is indicated in Figure 1-2 above: 
 
The Snyder Trail is proposed to extend from it’s current terminus near the applicant property to 
Chain Bridge Road in the Comprehensive Plan (Map PRO-2). Accommodation of the Snyder Trail 
and proposed connections are further supported through Strategy ENV-1.6 of the Comprehensive 
Plan: 
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ENV-1.6 Encourage and support a system of trails that links City residents to 
open space areas. 
Through the local development review process, use of trust funds and grants, 
regional cooperation and strong public leadership, the City should continue to seek 
completion and maintenance of an integrated citywide trail system. 

 
The applicant has also provided a location on the site for potential signage to identify the Snyder 
Trail. Construction of the sign or a monetary contribution toward the cost of a sign would be 
supported by the Department of Parks and Recreation, though the applicant has not indicated an 
interest in such a contribution to date.  
 
Staff Analysis: The proposed plan appears to be consistent with the Parks, Recreation and Open Space Chapter of the 
Comprehensive Plan by accommodating a new connection to the existing and proposed trail network through the land 
use review process. Staff would further support a provision for a trail identification sign or a monetary contribution in 
support of a trail identification sign at the new connection to the trail network.  
 
Architectural Review 
Since this application falls under the standards of the former zoning ordinance, the Certificate of 
Appropriateness for architecture must be granted by the Board of Architectural Review (BAR). The 
BAR approved the architectural design for the proposed building with conditions at a public hearing 
on January 18, 2017, subject to approval of the General Development Plan by City Council. The 
City Council may still make recommendations for modifications to the architectural design. 
Depending on the extent of modifications, the design may be considered administratively, or the 
applicant may be required to seek a new approval from the BAR. A general description of the design 
elements considered by the BAR is provided below. Architectural graphics are provided in the 
General Development Plan set in Attachment 5. 
 
Building Architecture: The building form is generally rectangular with a small portion of the building 
extending from the northeast corner. The building’s profile is proposed to be two feet higher on the 
east tenant side, adding a slight vertical dimension to this edge of the shopping center. A 9’4” 
parapet is proposed around the front tenant spaces, effectively shielding the rooftop mechanical 
units from view in the right-of-way. Both tenant spaces would be faced in grey stone veneer with 
sand colored mortar, and would have ample floor to ceiling storefront windows in a black finish on 
the south, east, and west elevations. Above all storefront space would be suspended, flat, awnings. A 
dumpster enclosure is proposed beside the northeast corner of the building off of the parking lot, 
and would match the existing dumpster enclosure on the west end of the Boulevard Marketplace 
shopping center, which is composed of reddish-brown split-face CMU and matching corrugated 
metal doors.  
 
Landscaping: Guidance in the Comprehensive Plan for landscaping generally focuses on screening, 
breaking up large parking lots and establishing a street edge. Many of these elements are already in 
place on the site, installed as part of the construction for the existing Boulevard Marketplace 
Shopping Center. 
 
New plantings include additional shrubs along the east property line beside the Patient First 
building, shrubs surrounding an existing transformer, decorative serviceberry trees along the rear of 
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the proposed building and parking area to the north accompanied by ground plantings of shrubs and 
perennials, and a row of shrubs in a narrow strip of landscaping between the west façade of the 
proposed building and the concrete walkway that ties into the existing trail to the north. 
 
Signage: The BAR, in concurrence with the City Attorney, granted a request by the applicant and the 
owner of the Boulevard Marketplace Shopping Center to nullify the Master Sign Plan (MSP) for the 
combined shopping center that was approved with the original rezoning. Instead, all new tenant 
signage will be required to meet the standards of the new zoning ordinance.  
 
Staff Analysis: All of the materials proposed for this building are materials used in the existing Boulevard 
Marketplace shopping center, creating a cohesive extension of the commercial center eastward. Because the MSP for the 
site has been nullified, signage was not included in this report and will instead be reviewed following the criteria of the 
new zoning ordinance.  
 



SUMMARY OF ZONING DISTRICTS AND OVERLAYS 
 
ZONING DISTRICTS

 

: Each property in the City belongs to one of the following zoning districts, 
which spells out permitted uses and types of development for all parcels within each district, as 
summarized below: 

R-1, R-2 & R-3 RESIDENTIAL DISTRICTS:  Permits single-family detached housing and select types 
of supportive, complementary uses that create quiet and comfortable neighborhoods.  Development must 
be consistent with the character of a residential neighborhood and fit within certain parameters, including:   

● R-1

● 

: 20,000 minimum lot size and 50’ setback from the street;  

R-2

● 

: 12,500 minimum lot size and 35’ setback from the street; 

R-3

RT & RT-6 TOWNHOUSE DISTRICTS:  Provides for townhouse developments with private outdoor 
yards and community open spaces. 

: 9,500 minimum lot size and 25’ setback from the street. 

● RT: Limited to 9 townhouses per acre;            ● RT-6

RM MULTIFAMILY DISTRICT:  Provides areas for low-rise multifamily complexes or single-family 
townhouses.  Buildings may be no taller than 3 stories or 35’.  Permitted uses include multifamily units, 
townhouses, duplexes, retirement homes and select directly related, complementary uses. 

: Limited to 6 townhouses per acre. 

PD, RPD & CPD PLANNED DEVELOPMENT DISTRICTS:  Permits the creation of developments 
that preserve land resources through methods that are not possible in other zoning districts.  Planned 
Developments are intended to result in compact development with integrated uses and are designed to 
achieve quality neighborhoods while allowing reduced setbacks and higher densities compatible with 
nearby uses. 

● PD

● 

: Intended to have fully integrated mixture of uses; 

RPD

● 

: Intended for mixed-use dominated by Residential; 

CPD

C-1L LIMITED OFFICE DISTRICT:  Serves as a transition district between nearby residential uses and 
high-intensity commercial uses by providing for low-intensity, townhouse-style office buildings limited to 3 
stories or 35’ and may not exceed 17,500 sq. ft. 

: Intended for mixed-use dominated by Commercial. 

C-1 OFFICE COMMERCIAL DISTRICT:  Provides for a office and related uses, but not retail or 
lodging.  Can serve as a buffer between residential and commercial areas, but permits a higher intensity 
than C-1L.  Buildings may be up to 5 stories or 60’. 

C-2 RETAIL COMMERCIAL DISTRICT:  Permits a wide variety of commercial uses, including office, 
retail, restaurant, lodging, entertainment.  Most general retail or office uses are permitted by right, and 
many additional uses are permitted through SUP.  Buildings may be up to 5 stories or 60’ tall. 

C-3 GENERAL COMMERCIAL DISTRICT:  Includes most uses permitted in the C-2 district, plus gas 
stations, car repair, car sales (SUP), and adult uses.  Buildings may be up to 5 stories or 60’ tall. 

I-1 INDUSTRIAL DISTRICT:  Provides for certain light industrial uses  by-right.  Other industrial uses, 
such as warehouses, contractors, wholesalers, etc., are permitted by SUP.   

I-2 INDUSTRIAL DISTRICT:  Provides for certain industrial uses by-right, such as warehouses, 
contractors, etc.  Other manufacturing or industrial uses are permitted by SUP. 

ATTACHMENT 2



ZONING OVERLAYS

 

: Some properties are governed by regulations that exceed that of the 
underlying zoning district.  These “Overlay Districts” are summarized below: 

RESOURCE PROTECTION AREA (RPA):  Includes land within 100 feet of water bodies that have 
perennial flow, as well as other natural features such as wetlands and intermittent streams.  The RPA seeks 
to protect these waters from significant degradation due to land disturbances. 

RESOURCE MANAGEMENT AREA (RMA): Includes all land in the City that is not part of an RPA.  
Land disturbances in the RMA can have cause water quality degradation and diminish the functionality of 
RPA lands. Together, the RMA and RPA form the Chesapeake Bay Preservation Area, which encompasses all 
of the City.  

100-YEAR FLOODPLAIN: Includes land subject to inundation by the “100-year flood” as on FEMA 
flood maps (a flood that has a 1% chance of occurring each year).  

HIGHWAY CORRIDOR OVERLAY DISTRICT (HCOD):  Modifies land use regulations to reduce 
traffic congestion and to facilitate well-conceived, coordinated development along the 50/29 Corridor. All 
uses estimated to generate an average daily traffic volume over 700 trips is subject to an SUP, as are 
commercial or industrial uses seeking access from residential streets. 

HISTORIC OVERLAY DISTRICTS: Provide additional protection to areas of historic interest in the 
City in order to ensure that development or building modifications do not alter or diminish the historic 
quality of the district: 

● OLD TOWN FAIRFAX HISTORIC DISTRICT

● 

: An overlay district that seeks to preserve the character of 
Old Town by protecting  significant structures and guarding against new uses that may be 
incompatible with Old Town’s existing traditional character. 

BLENHEIM HISTORIC DISTRICT

● 

: Includes the property at Historic Blenheim; the district preserves 
Blenheim mansion and controls uses and structures built on the property. 

FAIRFAX PUBLIC SCHOOL HISTORIC DISTRICT

OLD TOWN FAIRFAX TRANSITION OVERLAY DISTRICT (TOD):  Established to encourage a 
compatible mixture of residential, retail and office uses in areas close to the Old Town Fairfax Historic 
District. New development must complement the scale and design of the Historic District.  

: Includes the property containing the Fairfax Museum 
& Visitor Center; the district controls uses and structures built on the property. 

ARCHITECTURAL CONTROL OVERLAY DISTRICT: Includes all land in the city which is located 
outside of an historic district and zoned and used for anything other than a single-family detached 
residence.  This district seeks to encourage the construction of attractive buildings by requiring Board of 
Architectural Review (BAR) approval for all exterior architectural features, as well as certain signage and 
landscaping. 
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Note: Place signs at the approximate locations shown, facing toward the right-of-way.

Z-16090107 (Boulevard Marketplace)
City Council Hearing Sign Placement
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Ordinance for a General Development Plan Amendment/BOULEVARD MARKETPLACE 
1 

ORDINANCE NO._________________________ 

AN ORDINANCE TO AMEND THE ZONING MAP OF THE CITY OF FAIRFAX, 
VIRGINIA BY ADOPTING AMENDMENTS TO THE GENERAL DEVELOPMENT 
PLAN IN THE C-2 RETAIL COMMERCIAL DISTRICT AND ASSOCIATED WITH 
THE LAND KNOWN AS 10120 FAIRFAX BOULEVARD AND MORE PARTICULARLY 
DESCRIBED AS TAX MAP PARCELS 47-4-23-000-A AND 47-4-23-000-D. 

WHEREAS, JDC Boulevard LLC by John H. Donegan, owner, with authorization from CH Realty 
VI/R Fairfax Boulevard L.L.C., by Daniel F. Feeney, Vice President, submitted application No. Z-
16090107, requesting modifications to the General Development adopted in 2008, for the parcels 
identified above, and more specifically described as follows: 

WHEREAS, the City Council has carefully considered the application, the recommendation of the 
Planning Commission and staff, and the testimony received at public hearing; and 

WHEREAS, the City Council has determined that the proposed rezoning is proper and in 
accordance with the Comprehensive Plan as well as with the pertinent provisions set forth in the 
Code of Virginia and the Code of the City of Fairfax, Virginia; 

NOW, THEREFORE BE IT ORDAINED that the General Development Plan associated with the 
above described property be amended per the attached plans last revised on February 3, 2017. 

BE IT FURTHER ORDAINED, that the above application package and general development plan 
revised through February 3, 2017 be approved. 

The Clerk of the Council is directed to transmit duly certified copies of this ordinance to the 
applicant, Zoning Administrator, and to the Planning Commission of this City as soon as possible. 
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This ordinance shall be effective as provided by law. 

Planning Commission hearing: February 27, 2017 
City Council hearing:  March 14, 2017 
Adopted:   

______________________________ 
Mayor 

______________________________ 
Date 

ATTEST: 

_________________________ 
City Clerk 

The motion to adopt the ordinance was approved _______. 

Vote 

Councilmember DeMarco ____ 
Councilmember Drummond ____ 
Councilmember Greenfield ____ 
Councilmember Miller  ____ 
Councilmember Schmidt ____ 
Councilmember Stehle  ____ 
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9. MOTIONS:

ATTACHMENTS: [If the City Council agrees with the staff recommendation, then Motion 9A is 
appropriate] 

9A. Motion to recommend approval of the General Development Plan Amendment. 
9B. Motion to recommend denial of the General Development Plan Amendment. 



City Council Sample Motion – Z-16090107 Attachment 10A

APPROVAL  
(Recommended by Staff) 

BASED ON THE PUBLIC CONVENIENCE, WELFARE AND GOOD ZONING 

PRACTICE, I MOVE THAT THE CITY COUNCIL ADOPT THE ATTACHED 

RESOLUTION TO APPROVE THE APPLICATION OF JDC BOULEVARD, LLC, 

APPLICANT, BY JOHN H. DONEGAN, OWNER, FOR CONSIDERATION OF A 

GENERAL DEVELOPMENT PLAN AMENDMENT; SUBJECT TO THE GENERAL 

DEVELOPMENT PLAN DATED SEPTEMBER 23, 2016 AND LAST REVISED ON 

FEBRUARY 3, 2017 ON THE PREMISES KNOWN AS 10120 FAIRFAX BOULEVARD 

AND MORE PARTICULARLY DESCRIBED AS TAX MAP PARCEL(S) 47-4-23-000-A 

AND 47-4-23-000-D. 



City Council Sample Motion – Z-16090107   Attachment 10B 

DENIAL 

BASED ON THE PUBLIC CONVENIENCE, WELFARE AND GOOD ZONING 

PRACTICE, I MOVE THAT THE CITY COUNCIL NOT ADOPT THE ATTACHED 

RESOLUTION TO APPROVE THE APPLICATION OF JDC BOULEVARD, LLC, 

APPLICANT, BY JOHN H. DONEGAN, OWNER, FOR CONSIDERATION OF A 

GENERAL DEVELOPMENT PLAN AMENDMENT; SUBJECT TO THE GENERAL 

DEVELOPMENT PLAN DATED SEPTEMBER 23, 2016 AND LAST REVISED ON 

FEBRUARY 3, 2017 ON THE PREMISES KNOWN AS 10120 FAIRFAX BOULEVARD 

AND MORE PARTICULARLY DESCRIBED AS TAX MAP PARCEL(S) 47-4-23-000-A 

AND 47-4-23-000-D FOR THE FOLLOWING REASONS: 

(Planning Commission to choose from the following sample reasons) 

• The applicant’s proposal is not consistent with  the Comprehensive Plan and other adopted
City goals and policies;

• The applicant’s proposal will adversely impact the safety and movement of vehicular traffic
upon adjacent streets;

• The applicant’s proposal will adversely impact the serenity of the neighborhood;
• The applicant’s proposal will adversely impact adjacent property or the surrounding

area; or
• The applicant’s proposal will adversely impact the safety and welfare of residents living in the

area
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