
City of Fairfax, Virginia 
City Council Work Session  

 
 

      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 of Regency Centers, LLC for five (5) special 

exceptions, an administrative appeal to the subdivision ordinance, and issuance of a Certificate 
of Appropriateness by City Council on the premises known as 10334-10406 Fairfax Boulevard 
and more particularly described as tax map parcel(s) 57-2-02-028 through 57-2-02-031. 

 
 
ISSUE(S): City Council public hearing regarding the requested special exceptions pertaining 

to a front yard setback, sidewalk width, interior landscaping, parking lot perimeter 
landscaping and street trees; the requested appeal regarding determination by the 
Zoning Administrator that variations and exceptions may not be granted for 
sidewalk standards of the Subdivision Ordinance; support for a waiver to the 
standard for sidewalk buffers in the Public Facilities Manual; and issuance of a 
Certificate of Appropriateness for architectural design and landscaping. 

 
SUMMARY: The applicant proposes to replace the existing 68,500 square foot shopping center 

with a new 48,199 square foot shopping center, including a 29,999 square foot 
grocery store and 18,200 of supporting retail. 

 
FISCAL IMPACT: Staff anticipates an annual positive fiscal impact of $574,000 to $737,000 as a 

result of the proposed redevelopment.   
 
RECOMMENDATION: Staff recommends approval subject to conditions. 

ALTERNATIVE 
COURSE OF ACTION: City Council may approve, approve with conditions, or deny the subject 
applications. 
 
RESPONSIBLE STAFF/ 
POC:    Paul Nabti, Senior Planner 

Jason Sutphin, Community Development Division Chief 
Brooke Hardin, Director, Community Development & Planning 

 
COORDINATION: Community Development and Planning Building and Fire Code 
 Public Works    Fairfax Water 
 City Attorney    Fairfax County DPZ 
 Real Estate    Police 
 
ATTACHMENTS: Staff Report. 
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Site Location: 

 
 
 
 
 

CITY COUNCIL 
PUBLIC HEARING DATE 

 
July 11, 2017 

APPLICANT 
 

Regency Centers, LLC 

AGENT 
 

Evan Pritchard, attorney-in-fact 

PARCEL DATA 
 
Tax Map IDs 
57-2-02-028 through 57-2-02-031 
 
Street Addresses 
10334-10406 Fairfax Boulevard 
 
Zoning Districts 
CR Commercial Retail  

APPLICATION SUMMARY 
 
The applicant requests five (5) special exceptions to 
allow redevelopment of the existing 68,500 square 
foot shopping center with a new 48,199 square foot 
shopping center. 
 
The applicant seeks approval of an Administrative 
Appeal to a determination by the Zoning 
Administrator that the sidewalk widths required by 
the Subdivision Ordinance must be satisfied as 
applicable. 
 
The applicant seeks approval of a Certificate of 
Appropriateness by City Council. 
 

STAFF RECOMMENDATION 
 
Staff recommends approval of the special exception 
requests, the administrative appeal to the 
Subdivision Ordinance and the Certificate of 
Appropriateness, subject to the conditions listed on 
pages 7 to 8 of this report. 
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Background 
 
The subject site is located near the northwest corner of Fairfax Boulevard and Eaton Place.  It consists of 
four parcels totaling approximately 6.27 acres as shown in Figure 1. The entirety of the site is zoned CR 
Commercial Retail and is located in the Architectural Control Overlay District. Approximately 51% of the 
site is currently encumbered by flood plain. A Resource Protection Area is also currently located in the south 
eastern corner. 

 
Figure 1: Existing Site and Zoning 

 
The site is located within the Northfax Center as designated in the Comprehensive Plan and the Fairfax 
Boulevard Vision Summary, making up approximately 30 percent of the eastern portion of that Center 
(bounded by Chain Bridge Road, Fairfax Boulevard and Eaton Place). It is designated as Mixed Use on the 
Comprehensive Plan Future Land Use Map as shown in Figure 2. All surrounding properties are zoned CR – 
Commercial Retail and are designated as Business Commercial or Mixed Use on the Future Land Use Map. 
The exception is the parcel immediately east of the site, at the northwest corner of Fairfax Boulevard and 
Eaton Place. This parcel is owned by the representative of the Willow Wood Office Complex north of Eaton 
Place and is designated as Open Space-Conservation on the Future Land Use Map.  A summary of existing 
zoning, land uses and future land uses for the subject site and surrounding properties is provided in Table 1. 
Staff analysis of the conformance of the application with the Comprehensive Plan is provided in Part C of 
Attachment 1. 
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Figure 2: Comprehensive Plan Future Land Use 

 
 
 
 

 Existing Zoning Existing Land Use Existing 
Description Future Land Use 

Site CR – Commercial 
Retail Commercial/Retail Shopping Center Mixed Use 

North CR – Commercial 
Retail Commercial/Office Office Park Business - Commercial 

South CR – Commercial 
Retail Commercial/Retail Retail, Auto 

Service Business - Commercial 

East CR – Commercial 
Retail Open Space Open Space Business – Commercial, 

Open Space - Conservation 

West CR – Commercial 
Retail Commercial/Retail Vehicle Storage Mixed Use 

Table 1: Surrounding Property Descriptions 
 
 
Public Projects 
The potential redevelopment of this site is heavily influenced by two public infrastructure projects that are 
intended to improve transportation and stormwater in the immediate area; The Northfax Transportation and 
Storm Drainage Project (Northfax Project) and the University Drive extension. An explanation of each of 
these projects, and their impact on the potential redevelopment of the site is provided below.  
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Northfax: The Northfax Project includes transportation improvements around the Fairfax Boulevard and 
Chain Bridge Road intersection, as well as a stormwater culvert that will remove a significant area from the 
flood plain.  The culvert would traverse the southern portion of the subject site resulting in a wide easement 
where certain future improvements, such as structures, vertical elements and trees would be restricted. The 
overall impact of the flood plain on the site would be significantly reduced. Figure 3 shows the anticipated 
extent of the floodplain once the Northfax Project is complete as compared to existing conditions. The 
location of easements along Fairfax Boulevard are provided in Figure 4. The property owner has the right to 
make improvements in these easement areas, though inclusion of structures, vertical elements and trees are 
limited.  
 

 
Figure 3: Existing and Future Floodplain 

 
 
University Drive Extension: This public project would provide a portion of the street grid envisioned for the 
Northfax “Center” in the Fairfax Boulevard Vision and Summary portion of the Comprehensive Plan. It 
would improve access to the site by providing a direct connection to Eaton Place as well as sites to the west, 
allowing for a redevelopment opportunity should those sites become subject to redevelopment. The plan as 
supported by City Council on June 13, 2017 includes a 65 foot right-of-way that traverses the subject site, and 
a traffic circle that may partially impact the site. The general location of the anticipated right-of-way necessary 
for the University Drive Extension is included in Figure 4. The applicant does not propose to dedicate land 
or provide an access easement to support the University Drive project through this proposal. 
 
Proposal Summary 
The applicant proposes to replace the existing approximately 68,000 square foot shopping center with 48,199 
square feet of retail space, including a grocery store under 30,000 square feet and 18,000 square feet of 
additional retail/restaurant space. The site plan is provided in Figure 5 for reference. The full-scale plan, as 
submitted by the applicant, is provided in Attachment 5. 
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Figure 4: Easements and Restrictions 

 

 
Figure 5: Site Plan 
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A summary of certain site tabulations as compared to the requirements of the Zoning Ordinance is provided 
in Table 2.  
 

 Proposed Required 
Retail Area 48,199 sf NA 

Parking Quantity 325 spaces 244 min., 268 max. spaces 

Parking Ratio 1/148 sf 1/200 sf min., 1/180 sf max. 

Building Coverage 18% 60% max. 

Lot Coverage 82% 85% max. 

Tree Canopy Coverage 10% 10% min. 

Table 2: Program Summary 
 
 
The proposal accommodates the approved design for the University Drive project as a primary entrance to 
the site and refrains from including buildings within the potential right-of-way. No buildings, other vertical 
elements or trees are shown within the utility easements along Fairfax Boulevard.   
 
 
LAND USE REQUESTS 
The proposed uses are permitted in the CR – Commercial Retail District, though the proposed site plan is 
dependent on several special exceptions to the Zoning Ordinance as follows:  
 

1. Special Exception to allow a sidewalk that does not meet the minimum width required by Section 
4.4.4.A.1; 

2. Special Exception to allow property street frontages without a 10 foot wide landscape strip or street 
trees where required by Section 4.5.6.B; 

3. Special Exception to reduce the minimum width of parking islands from eight feet to six feet as 
required by Section 4.5.7.D.1; 

4. Special Exception to provide no parking lot perimeter landscaping in certain areas where required 
per Section 4.5.7.C.1; 

5. Special Exception to reduce the minimum front yard with from 20 feet to 15 feet as required by 
Section 3.6.2. 

 
In addition to the above requests, the applicant requests the following actions by City Council that are not 
related to the Zoning Ordinance: 
 

6. Support for a Waiver to be authorized by the Director of Public Works to allow a sidewalk without a 
minimum 3 foot wide buffer along a collector street as required by the Public Facilities Manual. No 
separate action is required for this request. Support of the resolution to approve the special 
exception requests, as provided in Attachment 11A subject to Condition 1, indicates support for this 
Waiver. Denial of this resolution indicates non-support for the Waiver. 

7. Appeal to a determination by the Zoning Administrator that a variance or modification cannot be 
granted to allow a sidewalk width that does not meet the minimum requirements as required by 
Section 2.3.3.A of the Subdivision Ordinance. 

8. Issuance of a Certificate of Appropriateness based on the recommendations of the Board of 
Architectural Review. 
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ANALYSIS 
Staff analysis on the proposed land use requests is provided in Attachment 1. The analysis is broken into three 
parts as follows: 
 

Part A: General Plan Review 
Part B: Applicable Code Citations 
Part C: Applicable Comprehensive Plan Citations 

 
 
STAFF RECOMMENDATION 
Staff recommends approval of the applicant’s land use requests subject to the following conditions: 
 

1. Final plans shall be in substantial conformance with the General Development Plan dated June 27, 
2017 and as modified through the following conditions.  

2. Approval of these land use requests shall be subject to issuance of a Letter of Map Revision 
(LOMR) by the Federal Emergency Management Agency declaring that the extent of the flood 
plain on the site has been modified as a result of the Northfax Transportation and Stormwater 
Improvements Project (Northfax Project). The applicant may be required to request a Special Use 
Permit for disturbance in the floodplain if any areas proposed for disturbance are located within 
the revised floodplain boundary identified in the LOMR. 

3. Approval of these land use requests shall be subject to the results of a Resource Protection Area 
(RPA) delineation study indicating that no proposed areas of disturbance encroach into the 
revised RPA resulting from the Northfax Project. Any such encroachments may be subject to an 
additional Special Use Permit contingent on the requirements of the Zoning Ordinance. 

4. The applicant shall relocate the existing bus stop and shelter to an alternate location within general 
proximity to the existing location should relocation be necessary due to other modifications to the 
site. The new bus stop location shall be improved to meet all local and federal design standards. 

5. Left turn access from the eastern-most driveway to eastbound Fairfax Boulevard shall be 
restricted through a combination of signage and/or physical elements. 

6. An additional pedestrian accessway shall be provided near the eastern-most driveway connecting 
the Fairfax Boulevard sidewalk to Building 3. The specific location of this accessway shall be 
determined during the administrative site plan review period. 

7. The design of the eastern driveway shall be revised to provide a layout that is functional and 
reasonable to the satisfaction of the Director of Public Works. Should this revision require 
disturbance in the floodplain, the applicant shall apply for a Special Use Permit to City Council. 

8. Where provided, tree cells shall be sized to adequately support the type of tree planted subject to 
manufacturer recommendations. 

9. Additional ornamental trees shall be provided along the site’s Fairfax Boulevard frontage if where 
approved by the Director of Public Works.  

10. All hollies proposed along the site’s Eaton Place frontage, except those used for screening 
transformers or other mechanical equipment, shall be replaced with ornamental trees. 

11. Additional ornamental trees shall be provided within 20 feet of the property line along the site’s 
Eaton Place frontage so that all ornamental trees are spaced a maximum of 50 feet apart from the 
existing bus shelter to the proposed parking lot island approximately 220 feet to the west. Any 
resulting loss of parking spaces to accommodate this condition shall be deemed in conformance with 
the approved plan. 

12. A handrail, barrier or low fencing shall be provided along Eaton Place with a design that exhibits 
characteristics of demonstrated architectural aesthetic durability, subject to approval by the Director 
of Community Development and Planning. The handrail may include masonry piers, lighting 
features, vegetation or other elements that provide high quality screening of adjacent parking and 
service areas on the site in place of otherwise required landscaping elements. 
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13. The required Construction Management Plan shall include requirements for an opaque wrap of 
construction fencing and signage identifying the project and providing contact information for the 
developer and/or general contractor. All signage and fencing wrap shall be approved by the 
Director of Community Development and Planning. 

14. All trees and shrub sizes shall meet the standards of the Zoning Ordinance at the time of planting. 
 
Staff further recommends approval of the Appeal to a determination by the Zoning Administrator that the 
sidewalk width required by Section 2.3.3.A of the Subdivision Ordinance must be satisfied as applicable. 
 
Staff further recommends approval of the Issuance of a Certificate of Appropriateness subject to the 
recommended conditions of the Board of Architectural Review. 
 
 
ATTACHMENTS 
1. Analysis 
2. Summary of Zoning Districts and Overlays 
3. Application 
4. Statement of Justification  
5. Plans 
6. Trip Generation Memo 
7. Board of Architectural Review Recommendations 
8. Board of Architectural Review Staff Report 
9. Public Hearing Notifications 
10. Special Exception Resolution 
11. Sample Motions 
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STAFF ANALYSIS  

Fairfax Shopping Center – Special Exceptions 
SE-16120067 

 
 

PART A: GENERAL PLAN REVIEW 
 
Site Layout:  

The site is arranged with the grocery store located in a stand-alone building and other retail uses located in 
three separate buildings of 5,000 square feet, 7,000 square feet and 6,200 square feet organized as a standard 
strip retail center. The grocery store is oriented perpendicular to Fairfax Boulevard with the southern edge of 
the building just outside the utility easement (approximately 40 feet from the Fairfax Boulevard curb). A 
surface parking lot with 165 spaces in four parking bays sits in front of the grocery store, fronting on Fairfax 
Boulevard as well as the future University Drive Extension. The largest retail building shares the parking lot 
with the grocery store. The other two buildings are located on the opposite side of the potential University 
Drive Extension and behind the grocery store, functioning as pad sites. 

 

Vehicular Access:  

The site is currently bounded by Fairfax Boulevard to the south and Eaton Place to the north with vehicular 
access from four points along Fairfax Boulevard only. The applicant proposes to maintain four access point 
along Fairfax Boulevard but replace one access point near the western edge of the site with a new access 
point with right-in right-out access adjacent to the proposed grocery store. The primary access point would 
be at the existing traffic signal at University Drive and Fairfax Boulevard. During the application review, staff 
indicated a safety concern with the continued full access use of the eastern most access point which is 
unsignalized. Staff has recommended that left turn access be prohibited from this driveway to eastbound 
Fairfax Boulevard, though this has not been provided on the plans. Condition 5 on the sample motion to 
approve (Attachment 11A) clarifies that left turn access must be prohibited from this driveway.  

The eastern driveway is designed to avoid any new impacts to the ultimate floodplain resulting from the 
Northfax Transportation and Stormwater Improvements Project (Northfax Project). This is further described 
under the Natural Resources section of this Analysis. This design results in a driveway apron over 40 feet in 
width to access a driveway that is just 25 feet in width. The applicant has not provided any explanation of 
how access would be managed to avoid confusion with this condition. Condition 8 on the sample motion to 
approve (Attachment 11A) states that this driveway should be modified with a reasonable driveway width 
during the site plan review phase and that the applicant shall apply for a Special Use Permit to City Council 
for disturbance in the floodplain should this need arise.  

On June 13, 2017, City Council supported continued design of the University Drive Extension Project 
(University Drive Project), which provides a portion of the envisioned street grid for the Northfax Center, 
including new access to the site from Eaton Place. The approved plan for the University Drive Project as it 
relates to the proposed site plan is provided in Figure A-1. Notes 18 and 19 on Sheet 1 of the plans indicate 
that the applicant will coordinate with the City and it’s consultants on the design of the University Drive 
Project, and may make reasonable modifications to the plans to accommodate the project during the 
administrative site plan review phase. Although the exact dates for construction and occupancy of the 
shopping center are unknown, it is anticipated that the shopping center would be in operation before the 
University Drive project is complete. 
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FIGURE A-1: Proposed University Drive project with the proposed Fairfax Shopping Center site plan 

Truck access is provided by restricting entrances for larger trucks to the eastern most driveway and exits to 
the University Drive driveway. This allows service to the grocery store without disrupting the primary parking 
field. A truck moving diagram is provided in the full plan set in Attachment 5. Additional coordination will be 
required with the University Drive project to ensure the intended truck route remains viable. 

Anticipated vehicular trips generated from the site are anticipated to decrease from the by-right standards, 
which would allow general improvements and re-tenanting of the existing buildings. The reduction in trips is 
a result in the overall decrease in area for commercial uses on the site. The applicant has submitted a trip 
generation memo summarizing this analysis, as provided in Attachment 6. 

 

Parking:  

A total of 325 parking spaces are proposed to serve the site where a minimum of 244 parking spaces are 
required by the zoning ordinance. The resulting parking ratio for this proposal as compared to the parking 
ratio for other shopping centers in the City is provided in the table below. 
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Shopping Center Name 
Commercial 

Area (gsf) 
Parking 
Spaces 

Parking Spaces  
per 1,000 gsf 

Parking Ratio         
(1 space per X sf) 

Fairfax Shopping Center 
(Proposed) 48,199 325 6.74 148 
Newer Centers (After 2000)     
Main Street Marketplace 104,400 395 3.78 264 
Boulevard Marketplace 22,680 122 5.38 186 
Fairfax Point 10,928 52 4.76 210 
Fairfax Marketplace 23,095 112 4.85 206 
Older Centers (Before 2000)     
Fairfax Junction 75,632 394 5.21 192 
Kamp Washington 71,825 377 5.25 191 
Courthouse Plaza 83,170 528 6.35 158 
Stryker Square 26,817 165 6.15 163 
Main Street Center 41,709 191 4.58 218 

 

The zoning ordinance also has maximum parking requirement of 110% of the minimum requirement or 268 
spaces. Even though the proposed parking quantity exceeds the maximum parking quantity by 57 parking 
spaces, the ordinance allows the maximum quantity to be exceeded where each space over the maximum is 
provided with a pervious surface. With 61 parking spaces provided with pervious surfaces, the parking 
quantity meets the requirements of the zoning ordinance.  

Although the parking meets the requirements of the Zoning Ordinance, the excessive parking quantity 
proposed with this application indirectly impacts other aspects of the site, such as landscaped areas, 
pedestrian amenities and setbacks. While the applicant has made modifications to the plan to reduce the 
extent of special exceptions, staff believes that none of the special exception requests included in this 
application, except for the request pertaining to street trees, would be necessary if the number of parking 
spaces proposed did not exceed the maximum parking quantity as defined in the zoning ordinance. Staff 
further believes that an additional reduction in parking to accommodate the future University Drive Project 
would result in a parking quantity that still exceeds the minimum requirement specified in the Zoning 
Ordinance.  

 

Pedestrian Access:  

The proposed pedestrian network is generally improved from the existing condition with the addition of 
multiple pedestrian access points into the site from Fairfax Boulevard and cross-site access to Eaton Place. 
The existing access points on Eaton Place would remain. The zoning ordinance requires that mid-block 
connections be provided through all blocks over 600 feet in length. With the completion of the University 
Drive project, the subject site would make up the majority of a new block bounded by Fairfax Boulevard, 
University Drive and Eaton Place. This block length would be approximately 800 feet along Fairfax 
Boulevard and over 1,000 feet along Eaton Place. With this application, the maximum distance between mid-
block connections would be approximately 500 feet along Fairfax Boulevard and 300 feet on Eaton Place. 
While the maximum length between pedestrian connections along Fairfax Boulevard is acceptable per the 
zoning ordinance, the submitted plan omits adequate pedestrian access between Fairfax Boulevard and 
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Building 3. Condition 6 in the sample motion to approve (Attachment 11A) requires pedestrian access near 
the eastern driveway entrance to serve Building 3. 

 

FIGURE A-3: Proposed pedestrian network 

In addition to providing new mid-block pedestrian connections, the applicant proposes new pedestrian 
amenities along Eaton Place. Along Eaton Place, a four-foot wide sidewalk is proposed across the length of 
the north property line where an existing retaining wall limits the ability for a wider sidewalk. This width does 
not meet the minimum width requirements of the Zoning Ordinance, or the Subdivision Ordinance, nor does 
it provide for a grass buffer between the sidewalk and the curb as required in the Public Facilities Manual. 
The land use requests and staff analysis for these issues are discussed in more detail in the “Applicable 
Sections of the Zoning Ordinance” section of this analysis. It should be noted that there is currently no 
sidewalk along the south side of Eaton Place within 700 feet to the west of the subject site or within 180 feet 
to the east (at the intersection of Eaton Place and Fairfax Boulevard). 

A five foot wide sidewalk along the north side of Fairfax Boulevard will be installed as a component of the 
Northfax Project. Through the Northfax Project, the City will relocate the existing bus shelter located near 
the northeast corner of Fairfax Boulevard and University Drive to the back side of the proposed five foot 
sidewalk. Condition 4 in the sample motion to approve requires the applicant to relocate the shelter as 
necessary to accommodate changes to the intersection or the pedestrian network in the vicinity. 

 

Natural Resources:  

The site is currently impacted by the 100 year flood plain and the Chesapeake Bay Resource Protection Area. 
Both of these areas will be significantly diminished on the site as a byproduct of the Northfax project. 
Floodplain coverage is expected to be reduced from over 50% of the site area to just over 1% of the site area. 
The applicant does not propose any disturbance within the modified floodplain boundary once the Northfax 
project is complete. Construction and occupancy for areas within the existing floodplain would need to be 
coordinated with the timing of the Northfax project and issuance of a final Letter of Map Revision (LOMR) 
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from the Federal Emergency Management Agency (FEMA) confirming the change to the flood plain 
boundary. Condition 2 of the sample motion to approve (Attachment 11A) confirms that approval of land 
use requests associated with this application are subject to receipt of the LOMR for the Northfax project 
from FEMA. 

The site is also impacted by the Chesapeake Bay Resource Protection Area (RPA) surrounding the existing 
open section of the stream. Through the Northfax project, the majority of this stream will be relocated into 
an underground culvert and the extent of the RPA is no longer anticipated to impact the subject site. Once 
the Northfax project is complete, an RPA delineation study will be conducted to determine the modified 
extent of the RPA. If the ultimate RPA impacts areas within the subject site where the applicant proposes site 
modifications, an additional special exception may be required from City Council, or the applicant may have 
to modify the plan to minimize such disturbance. Condition 3 of the sample motion to approve (Attachment 
11A) confirms that approval of land use requests associated with this application are subject to the results of 
the RPA delineation study and do not guarantee conformance with zoning ordinance requirements pertaining 
to RPAs. 

 

Landscaping and Open Space:  

The primary areas of open space in the proposed plan are an approximately 2,500 square foot area adjacent to 
Building 2, an approximately 2,500 square foot area at the northwest corner of Fairfax Boulevard and 
University Drive, and the 40 foot wide utility easement that runs across the property’s Fairfax Boulevard 
frontage. Among those three areas, the space adjacent to Building 2 has the most potential to serve as a 
usable open space, though specific uses and designs for that area have not been programmed. It should be 
noted that this is not a viable area for outdoor dining because restaurant uses are prohibited in Building 2 
through the applicant’s lease agreements. The Board of Architectural Review has recommended that the 
applicant return to them for review of the final design and programming for this area as included in 
Attachment 8. 

Landscaping is provided to meet code requirements for landscaped parking islands, tree canopy requirements 
and parking lot screening in portions of the site. It should be noted that three of the five special exception 
requests associated with this application pertain to the landscaping section of the zoning ordinance. This is 
primarily a result of limited space for landscaping and the amount of area consumed by excess parking. Staff 
estimates that an additional 20,000 square feet of landscaping or open space could be provided on the site 
and the site plan could be revised so that no special exceptions to landscaping requirements, except for the 
requirement for street trees, would be necessary if the parking quantity were limited to the maximum 
requirement as provided in the zoning ordinance. This is further discussed in the parking section of this 
analysis.  

 

Architecture:  

As a commercial use, this proposal is subject to the provisions of the Architectural Control Overlay District 
including review and recommendation by the Board of Architectural Review (BAR) and issuance of a 
Certificate of Appropriateness by City Council. Guidance on architecture and landscaping for new 
development along the Fairfax Boulevard Corridor is provided in the Community Appearance Plan. The 
BAR reviewed the submitted plans and materials with this application at a meeting on July 5, 2017 and 
provided a recommendation of support to City Council for a Certificate of Appropriateness subject to 
conditions. The recommended conditions are provided in Attachment 7 along with the full staff report for 
the BAR meeting in Attachment 8. 
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PART B: APPLICABLE CODE CITATIONS 
 
 
APPLICABLE SECTIONS OF THE ZONING ORDINANCE 
 
§6.17.7. Special exception approval criteria  
A. In approving a special exception, decision-making bodies shall consider additional mitigation measures 
offered in support of the application, if any, and whether granting the special exception will:  

1. Ensure the same general level of land use compatibility as the otherwise applicable standards;  
2. Not materially and adversely affect adjacent land uses and the physical character of uses in the 
immediate vicinity of the proposed development because of inadequate transitioning, screening, 
setbacks and other land use considerations;  
3. Be generally consistent with the purposes and intent of this chapter and the comprehensive plan; 
and  
4. Be based on the physical constraints and land use specifics, rather than on economic hardship of 
the applicant.  

B. Decision-making bodies may consider any special efforts by the applicant to promote compatibility with 
neighboring properties, such as the installation of additional walls, fences, landscaping or screening, beyond 
that otherwise required, or other site design trade-offs. 
 
Staff Analysis:  
The above criteria for special exception approvals will be discussed for each individual special exception 
request as provided below. 
 
 
§3.2.1.B.1(c) District purpose statement - CR, Commercial Retail  
The CR, Commercial Retail District is established to provide areas for office and general business and retail 
establishments, and uses accessory or complementary thereto. 
 
Staff Analysis:  
The proposed uses are retail type establishments which are consistent with the purpose statement for the CR, 
Commercial Retail District. 
 
 
§3.6.2. Nonresidential district dimensional standards 

 Yard Requirement CR 
Front Yard Maximum  88 
Front Yard Minimum  20 
Side (interior), min. adjacent to a 
residential district  

25 

Side (interior), min. not adjacent to a 
residential district  

0/10 

Rear, min. adjacent to a residential 
district  

25 

Rear, min. not adjacent to a residential 
district  

0 

 
Staff Analysis:  
The site is considered a “through lot” in the context of the Zoning Ordinance, which defines the yard along 
the Fairfax Boulevard frontage as a “front yard”, the yard along the Eaton Place frontage as a “rear yard” and 
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the yards along the east and west property boundaries as “side (interior)” yards that are not adjacent to a 
residential district. The proposed plan is in conformance with all of the above yard requirements except for 
the front yard minimum requirement along the property’s Fairfax Boulevard frontage. The applicant requests 
a special exception to this section of the Zoning Ordinance to allow the front yard along Fairfax Boulevard to 
be reduced to a minimum of 15 feet for a portion of the frontage, where 20 feet is required. It should be 
noted that the applicant also proposes to provide a dedication of approximately seven feet from the existing 
property line to allow the required right-of-way width of 50 feet from the centerline of Fairfax Boulevard. 
Without this dedication, the minimum front yard width along this frontage would be 22 feet. The minimum 
total setback as measured to the curb is approximately 34 feet.  
 
It should be noted that improvements in front yard along Fairfax Boulevard are limited due to the presence 
of the stormwater and sanitary easements along this frontage, potentially restricting tree plantings typically 
provided in front yards. The 15 foot minimum width would not otherwise prevent such plantings. 
 
While the overall layout of this portion of the site is not in conformance with the Comprehensive Plan, as 
discussed in Part C of this Analysis, a reduction in the front yard width is not necessarily in conflict. 
 
Recommendation: Staff supports the special exception request to decrease the minimum front yard requirement because the request 
meets all of the review criteria for special exceptions as provided above. 
 
 
§4.4.3. Types of pedestrian facilities  
All pedestrian facilities shall comply with ADA requirements and the following:  
A. Sidewalks  
Sidewalks are strips or sections of hard surface material that provide an appropriate surface a minimum of five 
feet in width, typically located adjacent and parallel to vehicle roadways, intended for use as a walkway for 
pedestrians. Sidewalks are located within a dedicated right-of-way or public easement. 
 
§4.4.4. Sidewalks  
Sidewalks shall be placed within the right-of-way as specified below.  
A. Where required  
1. Unless otherwise specified below, sidewalks shall be required on both sides of all arterial, collector and 
local streets. 
 
Staff Analysis:  
The subject property of this application has frontage on two streets; Fairfax Boulevard along the south 
property line and Eaton Place along the north property line. The Fairfax Boulevard frontage is currently 
impacted by construction for the Northfax Project. This project includes the installation of a five foot wide 
sidewalk that meets the above standard. The applicant does not propose any modifications to the sidewalk 
that will be constructed with the Northfax Project.  
 
The Eaton Place frontage is not currently improved with a sidewalk. Due to the limited space between an 
existing retaining wall and the curb, the applicant proposes to install a four foot wide sidewalk along the 
entire length of their frontage for Eaton Place. This sidewalk would not meet the minimum width 
requirement for this section of the Zoning Ordinance or the five foot width requirement of the Subdivision 
Ordinance. The sidewalk does meet the minimum four foot width requirement of the Public Facilities Manual 
though it does not provide a grass strip between the sidewalk and the road, where a minimum three foot wide 
grass strip is required adjacent to collector roads. 
 
For this reason, the applicant requests a special exception from the Zoning Ordinance, an administrative 
appeal to a determination of the Zoning Administrator regarding variations to the sidewalk requirements of 
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the Subdivision Ordinance, and support for a waiver to the Public Facilities Manual from the Director of 
Public Works. Following is a staff recommendation regarding the special exception to the Zoning Ordinance. 
Further explanation and recommendations for the other two requests are provided under their respective 
sections of this analysis. 
 
As provided in Part C of this Analysis, the Comprehensive Plan envisions Eaton Place as a Main Street with 
enhanced pedestrian elements and active building frontages along the road. While the overall site plan does 
not contribute toward this vision, this land use request supports the Comprehensive Plan because it allows 
improvement the pedestrian environment from existing conditions to the extent reasonable. 
 
Recommendation: Staff supports the applicant’s request for a special exception because the request meets all of the review criteria 
for special exceptions as provided above. 
 
 
§4.5.6.B. Street trees  
In all general districts except the CU district, a minimum ten foot wide landscaped strip shall be provided 
along all streets. Street trees shall be required along all streets at the rate of one canopy tree for every 40 linear 
feet and spaced a maximum of 50 feet part.  

1. All street trees shall be planted no less than three feet or more than 15 feet from the back of the curb 
or edge of pavement. 

 
Staff Analysis:  
The submitted application does not provide street trees on either the Fairfax Boulevard street frontage or the 
Eaton Place frontage. Along Fairfax Boulevard, the combination of a stormwater easement in association 
with the Northfax Project and a sanitary easement prevent planting of overstory trees within a distance of 28 
feet from the property line (post dedication). This necessitates the special exception request for the Fairfax 
Boulevard street frontage. The applicant has been asked by the Department of Public Works to submit a plan 
showing street trees on this frontage, indicating specific species and locations, including potential 
incorporation of planters. This would allow a determination on whether such improvements could be 
incorporated into the easement area. The applicant has not submitted any such plans to date. 
 
Along Eaton Place, a total of 15 canopy trees would be required to meet the standards of the zoning 
ordinance. The applicant proposes a total of 12 Holly trees, which do not meet the spacing standards of the 
ordinance, nor are they classified as overstory trees. While this application does not propose buildings along 
Eaton Place, as envisioned in the Comprehensive Plan, staff believes improved landscaping adjacent to 
parking areas would contribute toward the vision for Eaton Place as a Main Street.  
 
An existing retaining wall is located four feet from the back of the curb and less than one foot from the 
property line along Eaton Place. Parking spaces are provided directly behind the retaining wall on the subject 
site. The location of the retaining wall prevents the ten foot wide landscape strip and overstory street trees 
from being accommodated in this area. It should also be noted that existing overhead utility lines would 
further prohibit overstory trees from being planted in this area.  
 
Despite this, staff believes that the proposed plan minimizes landscaping and screening along this frontage, 
where it is most critical adjacent to the loading dock for the grocery store and other service areas. Smaller 
ornamental trees could be planted in parking lot islands, which would not necessarily meet the requirements 
of Zoning Ordinance, but would improve the presence of the site as experienced from Eaton Place. 
 
Recommendation: Staff supports the special exception request to omit the requirement for a ten foot landscaped strip and street 
trees because the request is based on physical constraints and land use specifics, though improvements to the landscaping along 
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Eaton Place would make the plan more consistent with the purposes and intent of the Zoning Ordinance. Staff recommends the 
following conditions pertaining to this special exception request: 
 

1. Additional ornamental trees shall be provided along the site’s Fairfax Boulevard frontage if where approved by the 
Director of Public Works.  

2. All hollies proposed along the site’s Eaton Place frontage, except those used for screening transformers or other 
mechanical equipment, shall be replaced with ornamental trees. 

3. Additional ornamental trees shall be provided within 20 feet of the property line along the site’s Eaton Place frontage 
so that they are spaced a maximum of 50 feet apart from the existing bus shelter to the proposed parking lot island 
approximately 220 feet to the west. Any resulting loss of parking spaces to accommodate this condition shall be deemed 
in conformance with the approved plan. 

 
 
§4.5.7.C. Parking lot landscaping - perimeter 

1. The perimeter of all parking lots with frontage on any portion of a public right-of way shall be 
screened by a continuous landscaped hedge, a wall, or fence supported by masonry piers. Perimeter 
screening shall be at least 30 inches in height at the time of installation, and any planted screening 
shall reach a minimum height of 36 inches within two years of planting. 

 
Staff Analysis:  
This requirement is met along the site’s Fairfax Boulevard street frontage, but not along the Eaton Place 
frontage. While this application does not propose buildings along Eaton Place, as envisioned in the 
Comprehensive Plan, staff believes adequate landscaping and screening of parking areas would contribute 
toward the vision for Eaton Place as a Main Street. An existing retaining wall is located four feet from the 
back of the curb and less than one foot from the property line. Parking spaces are provided directly behind 
the retaining wall on the subject site. With a sidewalk proposed on the high side of the retaining wall, any 
vegetative screening would be located on the low side of the retaining wall, which while meeting the 
requirements of the Zoning Ordinance, would not meet the intent.   
 
Rather than relying on plantings, staff believes the intent of this section of the Zoning Ordinance could be 
satisfied by providing a high quality structural element to supplement the retaining wall along Eaton Place.  
 
Recommendation: Staff believes the special exception request to omit parking lot perimeter landscaping is based on physical 
constraints or land use specifics though it does not ensure the same general level of land use compatibility as otherwise applicable 
standards, and is not generally consistent with the purposes and intent of the Comprehensive Plan. Staff supports the special 
exception request provided the last two review criteria mentioned above are accommodated through the following condition: 
 

1. A handrail, barrier or low fencing shall be provided along Eaton Place with a design that exhibits characteristics of 
demonstrated architectural aesthetic durability, subject to approval by the Director of Community Development and 
Planning. The handrail may include masonry piers, lighting features, vegetation or other elements that provide high 
quality screening of adjacent parking and service areas of the site in place of otherwise required landscaping elements. 

 
 
§4.5.7.D. Parking lot landscaping – Interior 
 
1. Interior islands  
An interior landscaped island shall be provided for every ten spaces. Each island shall contain a minimum of 
200 square feet with a minimum width of eight feet inside the curb and include a minimum of one canopy 
tree; provided that, where an island includes a sidewalk, such islands shall contain a minimum of 400 square 
feet with a minimum of 15 feet inside the curb. Planting islands shall be evenly distributed throughout the 
parking lot; with no parking space located more than 50 feet from a planting island. Interior islands may be 
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consolidated or intervals may be expanded in order to preserve existing trees, where approved by the zoning 
administrator.  
 
2. Terminal islands  
All rows of spaces shall terminate in a curbed landscaped island. Each island shall conform to the 
specifications described in §4.5.7.D.1, above.  
 
3. Median islands  
A median island with a minimum width of eight feet inside the curb shall be sited between every six single 
parking rows. Median intervals may be expanded in order to preserve existing trees, where approved by the 
zoning administrator. 
 
Staff Analysis:  
The applicant requests a special exception to modify the size of interior parking lot islands as required above. 
This request applies to interior islands, terminal islands and median islands. The table below provides a list of 
the modifications requested through this special exception. 
 
Standard Requirement Request 
Interior/Terminal  Island Area 200 sf 105 sf (approx.) 
Interior/Terminal  Island Width 8 ft 6 ft 
Median Island Width 8 ft. 6 ft. 

 
One of the primary benefits of the width and area requirements for interior and terminal landscape islands in 
the Zoning Ordinance is to allow each island to be planted with an overstory tree and allow ample area for 
the root structure of that tree to establish. The applicant recognizes this benefit by offering to provide tree 
cells for every tree planted in an island in the primary parking field that does not meet the dimensional 
standards of the Zoning Ordinance. Tree cells provide structural support to on-grade improvements, such as 
parking spaces, curbing and drive aisles, which allows tree roots to expand below these improvements 
without the threat of compaction. 
 
It should also be noted that while the applicant proposes parking lot islands that do not meet the dimensional 
standards of the Zoning Ordinance, the proposed plan includes 45 islands where 33 are required by the 
Zoning Ordinance and some islands with dimensions that are greater than requirements of the Zoning 
Ordinance. 
 
Recommendation: Staff supports special exception request to modify parking lot interior landscaping requirements because the 
proposal generally meets the review criteria of Section 6.17.7 of the Zoning Ordinance, and the applicant provides additional 
mitigation measures with more islands beyond the requirement of the ordinance, larger individual islands, and tree cells. 
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APPLICABLE SECTIONS OF THE SUBDIVISION ORDINANCE 
 
§3.4. Administrative Appeals  
Any final decision by the zoning administrator, including but not limited to decisions to deny a variation or 
exception request, may be appealed to the city council within 30 days of the decision. In reviewing the 
request, the city council may approve or disapprove the request based on the applicable requirements of this 
article. 
 
§2.3.3 Types of pedestrian facilities  
All pedestrian facilities shall comply with ADA requirements and the following:  
A. Sidewalks  
Sidewalks are strips or sections of hard surface material that provides an appropriate surface a minimum of 
five feet in width, typically located adjacent and parallel to vehicle roadways, intended for use as a walkway for 
pedestrians. Sidewalks are located within a dedicated road right-of-way or public easement. 
 
Staff Analysis:  
The proposed sidewalk along Eaton Place, as described above, would be four feet in width and would not 
meet this definition for a sidewalk. The applicant requested and received confirmation from the Zoning 
Administrator that a subdivision application with the proposed sidewalk design would be denied because the 
proposed sidewalk does not meet the minimum width of five feet as specified in this section of the 
Subdivision Ordinance. The applicant requests an administrative appeal from City Council to the Zoning 
Administrator’s determination in conjunction with the special exception request of the same. Such an appeal 
would allow the Zoning Administrator to approve a subdivision application presuming all other criteria are 
met. Sample language for a motion for this appeal is provided in Attachment 11C. 
 
Recommendation: Staff supports the applicants request for an administrative appeal to the Subdivision Ordinance pertaining to 
sidewalk width requirements for the same reason staff supports the special exemption request for a reduction in the minimum 
sidewalk width per Section 4.4.3.A of the Zoning Ordinance as described above. 
 
 
§2.3.4 Sidewalks  
Sidewalks shall be placed within the right-of-way adjacent to the building lot or parcel as determined by the 
zoning administrator and as specified below.  
A. Where required  
1. Unless otherwise specified below, sidewalks shall be required on both sides of all arterial, collector, and 
local streets, and adjacent to all sites. 
 
3.3.2.B. Action by the zoning administrator  
1. Upon submission of a completed application, the zoning administrator shall review the application in 
accordance with §3.1.8 and for compliance with the approval criteria of §3.3.2.D. 
 
3.3.2.D. Approval criteria  
Preliminary plat applications shall be approved when the plat, including all new and residual parcels, complies 
with the design and improvement standards of Article 2 and any other applicable regulations. 
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APPLICABLE SECTIONS OF THE PUBLIC FACILITIES MANUAL 
 
Typical curb and gutter street section: 

 
 
Staff Analysis:  
Eaton Place is defined as a “collector” which requires a distance of three feet from the edge of the sidewalk 
to the back of the curb. The applicant proposes a distance of 0 feet from the edge of the sidewalk to the curb. 
It should be noted that this requirement differs from the requirements of the zoning ordinance, which would 
otherwise allow sidewalks to be located adjacent to the curb in certain conditions. The applicant is unable to 
meet this standard due to the existing retaining wall located approximately four feet from the Eaton Place 
curb. 
 
Recommendation: While no City Council action is necessary for the above request, staff recommends support for a waiver from the 
Public Facilities Manual because of the existing land use constraints on the site. 
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PART C: APPLICABLE COMPREHENSIVE PLAN CITATIONS 

Review of Applicable Guidance from the Comprehensive Plan and the Community Appearance Plan 

Land Use 

The site is designated as Mixed Use on the Comprehensive Plan Future Land Use Map. A description of 
anticipated development in Mixed Use Districts as indicated in the Comprehensive Plan is provided below: 

Certain locations in the City call for a flexible land use category that will support 
development with a mixture of appropriate uses. The Mixed Use category supports a 
combination of commercial, residential and institutional development to be tailored to 
specific site conditions and transition needs. The “centers” along Fairfax Boulevard (Kamp 
Washington, Northfax, and Fairfax Circle) are designated as mixed use, which is reflective 
of the Fairfax Boulevard Master Plan effort and other previous plans and studies. 

Open space that provides uninterrupted pedestrian connections within the mixed use area 
and to adjacent areas, and can accommodate public gathering should be integrated within 
the project(s). 

The types of uses and phasing of the project should acknowledge market conditions, but 
the mix of uses must nevertheless be mutually supportive and not haphazard. For smaller 
sites, or those in which a planned mix of uses among multiple buildings isn’t otherwise 
feasible, a vertical mix of uses within a single structure is preferred. For larger development 
sites, mixed use structures are still preferred, but single-use structures may be appropriate 
as long as the overall project adheres to the characteristics described in this section. 
[Comprehensive Plan, page 164] 

With a location directly fronting onto Fairfax Boulevard, guidance for the site is further provided through the 
Fairfax Boulevard section of the Land Use Chapter and by the Fairfax Boulevard Vision Summary as 
provided in Appendix D of the Comprehensive Plan. All areas along the Fairfax Boulevard corridor are either 
defined as “Centers” or “Connectors” with Centers being targeted for relatively higher intensity, pedestrian 
oriented development and Connectors targeted for more moderate intensity development with appropriate 
transitions to adjacent neighborhoods. This site is located in the Northfax Center.  

 

General guidance for Centers as provided in the Comprehensive Plan is stated below: 

Centers: Within the Fairfax Boulevard Corridor, Centers would become mixed-use 
environments with short, walkable blocks for pedestrian activity. Scale would be moderate 
with building heights predominantly 2 to 5 stories.  

Office, retail, lodging, and in some cases residential uses may be appropriate in these Mixed 
Use centers. Building and landscape design, decorative street lighting and pedestrian/ street 
level activity within these areas should be urban in nature. [Comprehensive Plan, page 169] 

 

The Comprehensive Plan provides the following description specific to the Northfax Center: 

During the 1990s, the City planned a project known as Northfax Gateway at the 
intersection of Routes 123 and 50 as the City’s entrance from I-66 along Chain Bridge 
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Road. The City recognized that the location is the primary gateway to the City from the 
north and that it should be developed as a signature project that visually reflects its 
importance. This Center, which includes properties on both the east and west sides of 
Chain Bridge Road, has become one of the City’s premier potential economic development 
sites. 

Considering the importance of this expanded redevelopment area, the City should continue 
to build upon the master plan Vision and Summary by refining the mix of uses and the 
design of the supporting street network. Important considerations in the redevelopment of 
Northfax should include architectural character, streetscape, pedestrian amenities, the 
stream/structure interface, open space, and connectivity between areas east and west of 
Chain Bridge Road and north and south of Fairfax Boulevard. [Comprehensive Plan, page 
171] 

 

The Illustrative Plan of the Fairfax Boulevard Masterplan Vision and Summary, included in Appendix D of 
the Comprehensive Plan, includes the following description for Eaton Place: 

A main street is formed along Eaton Place with street-oriented buildings along both sides 
of the street. 

 

The Community Appearance Plan also provides general guidance on the layout of buildings and parking 
areas within sites along corridors as follows: 

 Buildings should be placed as close to the minimum required building setback as 
possible to limit the amount of negative space (typically parking lots) that currently lines 
the corridor. Together with massing buildings along a defined setback line, distinct 
pedestrian entryways should be incorporated into buildings designs to encourage walking, 
bicycle and transit use and enhance building detail. 

If parking cannot be placed to the rear or side of a building, it should be attractively 
landscaped with quality plant materials.  

 

Staff Analysis: Although the proposal does not contain multiple uses, as would be preferred in a mixed use district, the 
Comprehensive Plan acknowledges that the types of uses that are generally considered acceptable should be flexible to accommodate 
market conditions provided that they contribute toward the cohesive vision of the plan. Retail is a supported use in mixed use 
districts and an entirely retail development may be appropriate; however, it should be designed to accommodate the physical 
characteristics described above that contribute toward the comprehensive vision for the Northfax Center, including buildings that 
are oriented toward streets, walkable block sizes, and inclusion of open spaces and public gathering areas. In addition, the site 
should be arranged to allow potential future development within the Northfax Center to function along with this site in a cohesive 
manner. The proposed site layout is more consistent with that of a typical shopping center. 

The Comprehensive Plan vision supports an active street presence for all three of the largest street frontages for this site at Eaton 
Place, Fairfax Boulevard and University Drive which should be acknowledged as a goal that is would be a challenge to achieve. 
Despite this, the proposed plan doesn’t address any of the three frontages and generally directs active engagement inward and 
toward surface parking areas. 
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It is noted that the submitted application primarily relates to individual site features such as landscaping and sidewalks, with no 
overarching special use permit or rezoning request. As such, the staff recommendation on the application is based on Zoning 
Ordinance criteria for those individual aspects, rather than the overall site arrangement as it relates to the Comprehensive Plan 
language cited above. 

 

Circulation 

The Transportation Chapter of the Comprehensive Plan provides the following guidance for consideration of 
redevelopment activity along the Fairfax Boulevard Corridor: 

The redevelopment of the Fairfax Boulevard corridor has been established as one of the 
City’s priority economic development projects. One of the redevelopment goals for Fairfax 
Boulevard is to create a tree-lined boulevard that will improve its appearance and create a 
more pedestrian friendly and inviting shopping and business environment. Fairfax 
Boulevard would be configured with landscaped medians, where possible, and enhanced 
streetscape features to encourage pedestrian activity. Slow lanes (with on-street parking), 
separated from the main travel lanes by landscaped medians, while not intended to be a 
consistent feature throughout the corridor, should be considered within or adjacent to 
portions of the Centers if the nature of adjacent redevelopment activity is such that those 
features would be appropriate. Recognizing the importance of Fairfax Boulevard as a 
major arterial in the City, and its role as an east/west commuter route, redevelopment 
plans will attempt to control direct access from individual properties and improve public 
transit while emphasizing pedestrian accessibility and shared automobile connections to 
businesses as well as compliance with the aesthetic guidelines of the Community 
Appearance Plan. [Comprehensive Plan, page 126] 

In addition, the following guidance related to circulation is provided in the Comprehensive Plan Land Use 
Chapter description for the Northfax Center: 

Vehicular access should be designed to enhance circulation within the Center through an 
interconnected series of small blocks with on-street parking, but should not promote pass-
through traffic in the adjacent neighborhoods. [Comprehensive Plan, page 171] 

Staff Analysis: A summary of staff analysis regarding the circulation citations from the Comprehensive Plan as they 
pertain to the submitted plan is provided below: 

• The proposal contributes toward the creation of an “interconnected series of small blocks” by accommodating the 
potential University Drive Extension though it does not consolidate access points along Fairfax Boulevard.  

• Due to the utility easements along Fairfax Boulevard, which generally do not allow for tree plantings, the ability 
for any kind of redevelopment on the subject site to contribute toward “a tree-lined boulevard” is limited. The 
proposed plan includes smaller plantings within the easement but does not allow for larger plantings outside of 
the easements which could soften the appearance of the building and parking areas of the site toward Fairfax 
Boulevard. The plan does not provide adequate space for appropriate plantings of street trees along Eaton Place. 

• The plan does not include a provision for slow-lanes, though it does allow for inter-parcel connectivity to the west. 
The slow-lane component of the Fairfax Boulevard Master Plan could support bringing retail uses closer to the 
Boulevard while allowing for convenient, accessible parking, though it would provide limited functional benefit 
due to the site location at a terminal end of the Northfax Center and would need to be coordinated with the 
proposed University Drive extension project.  
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• The resulting block length between University Drive and Eaton Place along Fairfax Boulevard is over 800 feet. 
Multiple mid-block pedestrian crossing help make the block length more manageable to pedestrians and enhance 
connections to Willow Wood Plaza. 

 

Open Space: 

The Comprehensive Plan identifies the following strategies to improve open space for the City while 
reviewing development proposals: 

PRO-2.2 Facilitate the creation of vest pocket parks in areas of high pedestrian 
traffic or visual interest. 
One manner of enhancing the City’s mixed-use areas, particularly Old Town and the three 
major centers along the Fairfax Boulevard corridor, is to create vest-pocket parks. These 
parks can serve two major functions: adding green space to relieve the congesting effects 
of intensive development and providing places for people to relax or visit near areas of 
employment or shopping. When possible, the City should encourage the inclusion of vest 
pocket parks during the processes of reviewing plans involving the redevelopment of focal 
areas within the City. [Comprehensive Plan, page 93] 
 
PRO-4.1 Incorporate facilities such as trails and small parks or open space areas 
within and adjacent to residential and commercial developments. 
Through the rezoning and special permit processes, the City should seek proffers to 
enhance connectivity through local trails and parks and to provide open space areas 
throughout the City. Where feasible, those proffers may also include maintenance and 
replacement funds when trail and park facilities are being proffered. [Comprehensive Plan, 
page 94] 

 

Staff Analysis: The amount of area on the site that is dedicated to building footprint, parking and accessways minimizes the 
amount of space available to create vest pocket parks or other open spaces as encouraged through strategy PRO-2.2. With a 
location in one of the Fairfax Boulevard Centers, inclusion of such spaces in redevelopment proposals is critical in order to 
contribute toward a higher quality active environment for the Center as a whole. 
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SUMMARY OF ZONING DISTRICTS AND OVERLAYS 
 
GENERAL ZONING DISTRICTS: Unless within a planned development district, 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: 
 
RL, RM & RH 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:   

● RL RESIDENTIAL LOW: 20,000 minimum lot size and 40’ front setback from the street;  
● RM RESIDENTIAL MEDIUM: 7,500 minimum lot size and 25’ front setback from the street; 
● RH RESIDENTIAL HIGH: 6,000 minimum lot size and 20’ front setback from the street. 

RT & RT-6 TOWNHOUSE DISTRICTS:  Provides townhouses in both districts, as well as duplexes, 
single-family attached, and single-family detached housing in the RT district. 

● RT-6: Limited to 6 units per acre;        ● RT: Limited to 12 units per acre. 

RMF MULTIFAMILY DISTRICT:  Provides for multifamily housing as well as townhouses, duplexes, 
single-family attached, and single-family detached housing.  Buildings may be no taller than 3 stories and 
35’ or 4 stories and 45’ (where not adjacent to a single-family detached district) with a density limited to 20 
units per acre.  Permitted uses also include nursing homes, assisted living facilities, congregate living 
facilities and select directly related, complementary uses. 

CL COMMERCIAL LIMITED DISTRICT:  Provides for limited, low intensity office development as a 
transitional use between residential and commercial areas with buildings limited to 3 stories and 35’ in 
height that may not exceed 17,500 sq. ft. in floor area. 

CO COMMERCIAL OFFICE DISTRICT:  Provides for offices for business, governmental and 
professional uses, and uses accessory or complementary thereto.  Buildings may be up to 5 stories and 60’. 

CR COMMERCIAL RETAIL DISTRICT:  Provides for office and general business and retail 
establishments, and uses accessory or complementary thereto.  Buildings may be up to 5 stories and 60’. 

CU COMMERCIAL URBAN DISTRICT:  Provides an urban, mixed use development option for 
appropriate parts of the downtown area and sites in the general vicinity of the three key Fairfax Boulevard 
intersections: Main Street, Chain Bridge Road, and Old Lee Highway, or as may be more precisely specified 
by a current or future adopted plan.  Buildings may be up to 5 stories and 60’.  

CG COMMERCIAL GENERAL DISTRICT:  Provides areas for office, general retail, automobile-
related uses, and uses accessory or complementary thereto.  Buildings may be up to 5 stories and 60’. 

IL INDUSTRIAL LIGHT DISTRICT:  Provides areas for light industrial uses.  Buildings may be up to 3 
stories and 35’.   

IH INDUSTRIAL HEAVY DISTRICT:  Provides areas for general industrial uses.  Building may be up 
to 6 stories and 60’. 
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PLANNED DEVELOPMENT DISTRICTS AND ZONING OVERLAYS: Some 
properties are included in planned development districts and/or are governed by regulations that exceed 
that of the underlying general zoning district through overlays and other development standards.  These 
are summarized below: 
PD-R, PD-M, PD-C & PD-I PLANNED DEVELOPMENT DISTRICTS:  Provides for coordinated 
developments and communities with appropriate boundary transitional yards and recreation and open 
space.  The districts provide additional flexibility not available in general zoning districts and allows for 
innovations and special features in site development that make the community better. 

• PD-R PLANNED DEVELOPMENT RESIDENTIAL:  Allows for permitted/special uses in the R districts; 
• PD-M PLANNED DEVELOPMENT MIXED USE:  Allows for permitted/special uses in the R and C 

districts; 
• PD-C PLANNED DEVELOPMENT COMMERCIAL:  Allows for permitted/special uses in the C districts; 
• PD-I PLANNED DEVELOPMENT INDUSTRIAL:  Allows for permitted/special uses in the CG, IL, and IH 

districts. 

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: Encourages a compatible mixture of residential, retail and 
office uses within the district. 

● FAIRFAX PUBLIC SCHOOL HISTORIC DISTRICT: Includes the property containing the Fairfax Museum 
& Visitor Center; the district controls uses and structures built on the property. 

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

● JOHN C. WOOD HOUSE HISTORIC DISTRICT: Includes the former residence of John C. Wood, the 
first Mayor of the City of Fairfax; the district prohibits certain uses and structures on the property. 

OLD TOWN FAIRFAX TRANSITION OVERLAY DISTRICT:  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, siting and design of the Historic District.  

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, to protect and promote 
the general welfare and to prevent deterioration of the appearance of the city, to make the city more 
attractive for the development of business and industry, and to protect land values. 

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).  
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FAIRFAX REGENCY LLC 

STATEMENT OF JUSTIFICATION  

Revised July 3, 2017 

 

Fairfax Regency LLC (the “Applicant”) is the owner of the Fairfax Shopping Center 

consisting of approximately 6.20 acres located between Fairfax Boulevard and Eaton Place and 

identified as tax parcels 57-2 ((2)) 028, -029, -030, and -031 (the “Property”).  The Property is 

zoned to the CR Commercial Retail District and located within the Architectural Control Overlay 

District. Approximately 51% of the Property is currently located within a floodplain and the 

Resource Protection Area (RPA) located in the southeastern corner of the Property. Constructed in 

1951, Fairfax Shopping Center consists of approximately 77,000 square feet of retail space with 

approximately 5,000 SF lost in a fire, configured in a manner that is no longer conducive to today’s 

retail tenants from a parking and layout standpoint.  

 

The Applicant is proposing a redevelopment of the Property to raze the existing shopping 

center and replace it with a new 48,200 square foot retail project. The new project would include a 

30,000 square foot Whole Foods 365 grocery store building plus three smaller buildings that will 

provide 18,200 square feet of additional retail and restaurant space. Ornamental and deciduous trees 

and attractive landscaping will be added throughout the Property, resulting in a dramatic 

improvement over existing conditions. Outdoor amenity areas will be incorporated into the project. 

In addition, the Whole Foods 365 proposes to incorporate an outdoor seating and dining area 

adjacent to the grocery store. Connectivity will be enhanced to create a welcoming and inviting 

experience for pedestrians. The new parking field creates better quality parking than the current 

design to ensure a better customer experience. New landscaping will be implemented to break up 

the parking field. This is a major improvement from the existing conditions. 

Whole Foods 365 is a new, smaller store format concept introduced by Whole Foods in 

2015 intended to offer the same high quality organic foods as Whole Foods stores but at lower 

prices. The lower prices are achieved through a smaller footprint of approximately 30,000 square 

feet as compared to an average Whole Foods store of approximately 43,000 square feet as well as 

innovative energy-saving product cases and displays. These features create an experience for the 

shopper that is very similar in style, quality, and price to Trader Joe’s.  The Applicant is excited to 

have Whole Foods 365 be part of its proposal as it will provide vitality for the Property as well as 

serve as an important catalyst for redevelopment of the surrounding area. 

The development would also accommodate two important public projects that are intended 

to improve circulation and stormwater conditions on the Property and surrounding area. First, the 

Property is designed to accommodate a stormwater culvert to be constructed across its southern 

portion as part of the Northfax project. This culvert will significantly reduce the flood plain area on 

and around the Property but also precludes the placement of trees and buildings around within the 

culvert easement area. In the near term, the project will require demolition of 8,089 square feet of 

existing retail space. 

The second major public project potentially impacting the Property is the proposed 

extension of University Drive from Fairfax Boulevard north to Eaton Place. The Applicant’s 

proposed development layout will accommodate this future extension into the development as 

part of a future action by the City, assuming a 60-foot right-of-way width in a fashion that will 

improve access and circulation through and around the Property for both vehicles and 

pedestrians. 
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 The Applicant’s proposal is detailed on the enclosed special exception plan prepared by  

Johnson Bernat Associates, Inc. (JBA). As shown on the plan, the redevelopment proposed will 

be compatible with surrounding development and enhance the appearance of the Property. 

Landscaping will be provided along the entire frontages of Fairfax Boulevard and Eaton Place. 

Although the new stormwater culvert will preclude the planting of trees adjacent to Fairfax 

Boulevard, trees will be planted throughout the site in the parking areas, along the Property’s 

western and eastern boundaries, on either side of University Drive, and along Eaton Place. Access 

to the Property will be provided via four entrances along Fairfax Boulevard. The proposed layout 

will also allow for the future expansion of University Drive further north to fully connect Fairfax 

Boulevard and Eaton Place. New sidewalks will be constructed along Fairfax Boulevard. 

 

The Applicant will design and construct the retail buildings with quality materials to meet 

The City’s Community Appearance Plan recommendations.  The retail buildings are shown on 

the enclosed elevations that are being submitted to the Board of Architectural Review. 

As shown on the City’s Comprehensive Plan Future Land Use Map, the Property and 

adjoining parcels to the west are planned for mixed use development. However, the Comprehensive 

Plan acknowledges that flexibility in land use is needed and must be tailored to specific site 

conditions. Furthermore, the Comprehensive Plan recognizes that the types of uses and phases of a 

project must be responsive to market conditions. Although no residential use is proposed on the 

Property at this time, the proposed layout could easily incorporate such use as part of a future phase 

through consolidation of the Property with neighboring properties, conversion of surface parking 

to buildings with structured parking, or expansion of the proposed buildings. The proposed 

redevelopment is therefore in harmony with the goals and objectives of the Comprehensive Plan. 

Given site specific constraints and the on-site parking needs of the Whole Foods 365 and 

other tenants a number of special exceptions to the City’s by-right zoning regulations for the CR 

District are requested: 
 

1. Pursuant to §6.17 of the City of Fairfax Zoning Ordinance, a special exception to allow a 

sidewalk that does not meet the minimum width required by §4.4.4.A.1. The existing 

topography of the site makes it impossible to construct a five-foot sidewalk in this location 

without adjusting travel lane width on Eaton Place. A four-foot sidewalk between the two 

existing pedestrian crossings on Eaton Place is proposed between the back of curb and the 

existing retaining wall. 

2. Pursuant to §6.17 of the City of Fairfax Zoning Ordinance, a special exception to allow 

property street frontages without a ten foot wide landscape strip or street trees as required 

by §4.5.6.B. This modification is necessary because no trees may be planted in the area to 

be encumbered by the stormwater culvert. While still providing a sizeable landscape buffer, 

due to the easement requirements, large trees may not be planted within the easement area 

along Fairfax Boulevard. The existing retaining wall along Eaton Place restricts the planting 

of street trees, yet we are still setback from the curb line ten feet. 

3. Pursuant to §6.17 of the City of Fairfax Zoning Ordinance, a special exception to modify 

the minimum width of parking islands from eight feet to six feet as required by §4.5.7.D.1. 

This modification is necessary to reduce the minimum width of the islands to six feet and 

increase the number of parking spaces between interior islands to 11 or 12 in order to 

provide the surface parking area needed to properly service the grocery store and other retail 

uses on the Property. A tree cell (Silva Cell) or other suitable measures will be proposed to 

ensure the survival of the trees. Additionally, to reduce the width of the median island 



required by §4.5.7.D.3 in the Whole Foods 365 primary parking field to six feet from the 

required eight feet. 

4. Pursuant to §6.17 of the City of Fairfax Zoning Ordinance, a special exception to provide 

no parking lot perimeter landscape areas where required by §4.5.7.C.1. The existing 

retaining wall along Eaton Place will effectively screen the parking area along Eaton Place. 

5. Pursuant to §6.17 of the City of Fairfax Zoning Ordinance, a special exception to reduce the 

minimum front yard width from twenty feet to fifteen feet as required by §3.6.2. A reduction 

of five feet to fifteen feet will allow the proposed median island listed above in number 3 

above. 

Since the Property is partially located within a floodplain, the Applicant may request a 

Special Use Permit to allow revision to the proposed redevelopment pursuant to §4.15.7.C.2(b). 

It is understood that the project cannot obtain site plan approval until the final LOMAR is 

received from FEMA, and at that time a Special Use Permit for any requirements associated 

with the new floodplain boundary will be addressed. 

Finally, the specifics of the proposal require determination by the City Council on several 

items that are not considered land use actions: 

1. Support for a Waiver to be authorized by the Director of Public Works to allow a 

sidewalk without a minimum three foot wide buffer along a collector street as required 

by the Public Facilities Manual. No separate action is required for this request. Support 

of the resolution to approve the special exception requests indicates support for this 

Waiver. Denial of this resolution indicates non-support for the Waiver. 

 

2. Appeal to a determination by the Zoning Administrator that a variance or modification 

cannot be granted to allow a sidewalk width that does not meet the minimum 

requirements as required by §2.3.3.A of the Subdivision Ordinance. 

 

3. Issuance of a Certificate of Appropriateness based on the recommendations of the Board 

of Architectural Review. 
 

The Applicant’s proposal is an opportunity to redevelop an aging shopping center in accordance with 

the recommendations of the Comprehensive Plan. The proposed new center and grocery store will 

be a welcome addition to the City and help achieve the vision for Northfax and Fairfax Boulevard. 
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Table 1

Fairfax Shopping Center 
Trip Generation Analysis (1)

Weekday

Land Use Average

Scenario Code Amount Units In Out Total In Out Total Daily Trips

Existing Approved (By-Right)

Shopping Center 820 82,268 GSF 86 52 138 252 274 526 5,982

Proposed Program

Shopping Center 820 48,200 GSF 62 38 100 176 191 367 4,226

Net New Trips -24 -14 -38 -76 -83 -159 -1,756

Note(s):

(1) Trip generation based on the Institute of Transportation Engineers' Trip Generation, 9th Edition equations and/or rates.

AM Peak Hour PM Peak Hour



Board of Architectural Review  
 

 

RECOMMENDED CONDITIONS FOR ISSUANCE OF THE  
CERTIFICATE OF APPROPRIATENESS 
 
 

1. The dumpster enclosure and trash compactor area for the grocery store shall be dark gray, 
smooth, aggregate CMU block with precast caps and composite wood slat doors, to match 
those of the three retail buildings. The enclosure height or evergreen trees shall 
accommodate for required screening of the elevated sightline along Eaton Place. 

2. If possible, a landscape area planted with evergreen trees shall be added north of the trash 
compactor area of the grocery store to better screen this area from view on Eaton place. 

3. Where practicable, evergreens shall be planted north of the transformers in the northwest 
corner of the site and beside Retail Building 3 to better screen them from view on Eaton 
Place. 

4. Where practicable, evergreens shall be planted along the west edge of the site to supplement 
the proposed deciduous trees. 

5. Where practicable, shrubs shall be planted between the trees along the entrance opposite 
University drive, in all parking islands, and beneath the trees around the three retail 
buildings. 

6. Where practicable, small ornamental trees shall be planted within the storm water easement 
along Fairfax Boulevard to supplement the proposed shrubs, in combination with a wall 
structure, locations to be coordinated with the Department of Public Works, and to be 
reviewed and approved by the Board of Architectural Review at a later date. 

7. The Applicant shall secure any required code administration and zoning approvals before 
commencing work. 

8. The proposed modifications shall be in general conformance with the application package received 
by staff on June 14, 2017, and as updated through June 29 2017, except as may be modified by the 
Board of Architectural Review, the Director of Community Development and Planning, Zoning, or 
the Building Official. 

9. The applicant shall propose a mural to be painted on the east façade of the grocery store, to 
be reviewed and approved by the Board of Architectural Review at a later date. 

10. The applicant shall return to the Board of Architectural Review with revised plans reflecting 
the amenity area to the west of Retail Building 2 for review and approval. 

11. The applicant shall return to the Board of Architectural Review with revised plans reflecting 
the Whole Foods 365 extended seating area to wrap around the Fairfax Boulevard south side 
of the grocery building for review and approval. 
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site, is primarily sided in wooden shingles, and contains a covered porch along the side of the restaurant 
facing Fairfax Boulevard. The entire strip center was and still is serviced by a large surface parking lot 
that spans the Fairfax Boulevard side of the site. In 2012, the BAR approved a temporary wall that 
screened the remains of a fire that destroyed a portion of the larger multi-tenant building. The smaller 
retail building has since been demolished, and today the shopping center retains only a handful of 
tenants. The Department of Public Works has begun work on a major Northfax roadway and storm 
water improvement project that has shut down the portion of Chain Bridge Road between Fairfax 
Boulevard and Eaton Place, and work is currently taking place along the southern border of the site in 
question along Fairfax Boulevard. Completed work will result in a 42-foot storm water and sanitary 
sewer easement along the southern edge of the property, on which no building construction is to take 
place, and in which no large trees may be planted due to root systems interfering with the infrastructure 
below. On June 13, City Council voted to move ahead with the University Drive extension project 
spearheaded by the Department of Public Works, which would effectively connect University Drive at 
Fairfax Boulevard to Eaton Place through Northfax. 
 
The property will be reviewed by City Council on July 11, 2017 for five special exception requests: 

1) Allow a sidewalk that does not meet the minimum width required by §4.4.4.A.1. 
2) Allow property street frontages without a 10 foot wide landscape strip or street trees as required 

by §4.5.6.B. 
3) Reduce the minimum dimensions for parking islands permitted by §4.5.7.D.1. 
4) Provide no parking lot perimeter landscaping in certain areas where required per §4.5.7.C.1. 
5) Reduce the minimum front yard with from 20 feet to 15 feet as required by §3.6.2. 

 
All code sections referenced above can be found in Attachment 1. 
 
Under the current zoning ordinance, per §6.5.6.B.1., projects that are to appear before City Council for 
special exceptions and special uses that also require a certificate of appropriateness are required to be 
reviewed by the BAR for a recommendation prior to the Council hearing. The BAR is asked to render a 
recommendation on the major certificate of appropriateness application. Review should include 
architecture, landscaping, lighting, appurtenances, and accessory furnishings. Site layout, the road, and 
signage do not fall under the BAR’s scope of authority. City Council may take final action on the 
certificate of appropriateness with the BAR’s input, or may defer final action back to the BAR following 
the Council hearing. 
 
 

Proposal: 
 
Site Design: 
The proposed site design includes three retail pad buildings and a grocery store. The site would have 
four access points along Fairfax Boulevard, two of which would be right-in, right-out. Retail building 1 
(5,000 square feet) on the west end of the site would be situated diagonally with its rear parallel to the 
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western property line. A handful of parking spaces would surround the front of this building along 
Fairfax Boulevard. Retail building 2 (7,000 square feet) and the grocery store (29,999 square feet) would 
be situated around a large rectangular parking lot with frontage on Fairfax Boulevard. Both buildings 
would have high visibility from both Fairfax Boulevard and Eaton Place. Retail building 3 (6,200 
square feet) would be situated at the east end of the site oriented toward Fairfax Boulevard, but with 
high visibility of its east and north elevations from Eaton Place. The service areas for all four buildings 
are oriented toward Eaton Place. A single row of parking can be found along all sides of the site. The 
easement along Fairfax Boulevard would contain a sidewalk and landscaping, with some parking 
spilling into the easement mentioned above. The eastern corner of the site would remain undeveloped. 
A large portion of this is located in a 100-year floodplain and would remain vegetated with a day-lit 
portion of a branch of the Accotink Creek. 
 
Architecture: 
The proposed architecture for the shopping center includes a variety of materials and colors. The 
overall aesthetic is unified between the four buildings. The three retail buildings feature floor-to-ceiling 
storefront across their front elevations and on the front portion of their side elevations. The material 
palette is the same for the three buildings, but their architecture varies, giving each a distinct look. The 
grocery store incorporates some of the materials of the retail buildings, but retains a unique aesthetic 
that both blends with the shopping center and remains loyal to the grocery store brand. Elevations, 
material information, lighting details, and amenities information can all be found in Attachment 2. 
 
Retail Building 1: 
This retail building is the farthest east and smallest of the three, containing 5,000 square feet of space for 
multiple retail tenants. The front elevation would be visually broken into three sections: 
 

1) The leftmost section would be primarily a light tan colored brick, “Confederate Blend” by 
Acme Brick, with an elevated portion clad in woodgrain maple-colored fiber cement panel, 
recessed from the main façade slightly, creating a tower element. The top of the tower would 
have a flat silver-colored metal cornice. The tower element and material language continue 
around the south side of this building facing Fairfax Boulevard. A silver colored flat aluminum 
canopy would be located above the storefront on the front and sides of this space.  

2) The middle portion of this building would incorporate a silver-colored metal grill on the façade 
in the sign band area above the clear anodized storefront with a steel trellis awning painted a 
maple color to match the woodgrain fiber cement paneling proposed on the other buildings 
onsite. 

3) The rightmost section would be primarily a dark red brick, “Royal Salisbury” by Taylor Brick, 
with a darker brown brick, “Dark Ironspot Velour” by Yankee Hill Brick & Tile, as an accent 
above the storefront. 

 
Both the middle and rightmost sections of the building would have a white EIFS parapet, lower than 
the tower element on the left side, with silver colored metal coping. 
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The rear portions of the side elevations, and the entire rear elevation would be composed of two grey 
tones of smooth aggregate CMU block, “Royal Salisbury” red brick, scored white EIFS, and silver 
metal coping. The rear elevation is the most reserved architecturally, with no roofline variation and less 
material variation than the other three sides of the building. 
 
The service entrances to this building are on the rear potions of the side elevations, facing both Fairfax 
Boulevard and Eaton Place. 
 
Retail Building 2: 
Similarly to Retail Building 1, Retail Building 2, located centrally in the shopping center and the biggest 
of the three retail buildings at 7,000 square feet, would be visually broken into three sections across the 
front elevation: 
 

1) The leftmost section would be primarily the light tan “Confederate Blend” brick, with silver 
metal Bahama-style awnings above clear anodized storefront. This portion of the building is 
built higher than the rest, creating a tower element with a row of “Dark Ironspot Velour” brick 
below a white EIFS decorative cornice. The tower element and material language continue 
around to the west side of the building. 

2) The middle portion of this building would project from the main façade of the building, and 
would be primarily “Dark Ironspot Velour” brick with “Confederate Blend” tan brick as an 
accent above the dark bronze storefront. This is the shortest section of the building, capped with 
silver metal coping. A ground-supported silver metal trellis would span this middle section.  

3) The rightmost section would be primarily “Royal Salisbury” brick at and below the level of the 
clear anodized storefront, and woodgrain fiber-cement panel above. This portion of the building 
would be elevated above the middle portion, but not to the height of the leftmost portion. It 
would be capped with a simple flat silver metal cornice. The tower element and material 
language continue around to the east side of the building. A ground-supported silver metal 
canopy, distinct from the trellis in the middle section, would span the front and sides of this 
section of the building and wrap the corner. 

 
The rear portions of the side elevations, and the entire rear elevation would be composed of two grey 
tones of smooth aggregate CMU block, “Royal Salisbury” red brick, and silver metal coping. Again, the 
rear elevation is the most reserved architecturally, with no roofline variation and less material variation 
than the other three sides of the building. 
 
The service entrances to this building are located in the rear, facing Eaton Place. 
 
Retail Building 3: 
Similarly to Retail Buildings 1 and 2, Retail Building 3, located at the east end of the site, containing 
6,200 square feet, would be visually broken into three sections across the front elevation: 
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1) The leftmost section would be primarily the light tan “Confederate Blend” brick with “Dark 

Ironspot Velour” brick as an accent above the clear anodized storefront. A steel trellis awning 
painted a maple color to match the woodgrain fiber cement paneling would be located above 
the storefront on the front elevation. This portion of the building creates a tower element with a 
row of “Dark Ironspot Velour” brick below a white EIFS decorative cornice. The tower element 
and material language continue around to the west side of the building facing the rear of the 
grocery store. 

2) The middle portion of this building would be primarily woodgrain fiber cement panels with 
dark gray CMU aggregate block as an accent above the dark bronze storefront. This is the 
shortest section of the building, capped with silver metal coping. The steel trellis awning 
continues from the leftmost section of the building across this middle section of the building. 

3) The rightmost section would be the tallest portion of the building creating a tower element, 
would project forward from the main elevation of the building, and would be primarily “Royal 
Salisbury” brick. It would be capped with a flat silver metal cornice and have silver metal 
Bahama-style awnings above clear anodized storefront. The tower element and material 
language continue around to the east side of the building. 

 
The rear portion of the west side elevation, and the entire rear elevation would be composed of two 
grey tones of smooth CMU aggregate blocks, scored white EIFS, and silver metal coping. These two 
elevations are the most reserved architecturally, with no roofline variation and less material variation 
than the other two sides of the building. 
 
The east side elevation which faces Eaton Place is decidedly more architecturally varied, with “Royal 
Salisbury” brick from the tower element discussed above, and also woodgrain fiber cement panels, 
“Confederate Blend” brick, dark gray CMU aggregate block, and steel trellis awnings painted a maple 
color to match the woodgrain fiber cement paneling. 
 
The service entrances to this building are located in the rear, facing Eaton Place. 
 
Grocery: 
Whole Foods 365 is slated to be the anchor tenant for this shopping center. It is a smaller and different 
model of the Whole Foods franchise, at 29,999 square feet. The grocery store is oriented inward toward 
the main surface lot, with its rear elevation facing Retail Building 3 and Eaton Place, and it would be 
prominently visible from Fairfax Boulevard. 
 
The design of this building has changed drastically from what the applicant first brought to staff. The 
original design was monolithic in nature with large swaths of CMU, stucco, and resin panel with a 
muted color palette of whites and grays, little material differentiation, and little architectural 
articulation aside from the main entrance. The original proposal can be seen in Attachment 4. 
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The revised design is much more fitting for the shopping center, with a warmer material palette, more 
articulation, and varied forms that better reflect the architecture of the three retail buildings. The main 
body of the building is proposed to be warm “Oyster Gray” brick by Taylor Brick with projecting 
horizontal accent bands. Above the brick would be the woodgrain fiber cement panel used extensively 
on the retail buildings. “Confederate Blend” light tan brick pilasters would be used to add articulation 
to the four elevations, and would be incorporated into a tower element at the southwest corner of the 
building, crowned with a decorative white EIFS cornice like those found on Retail Buildings 2 and 3. 
Planes of scored white EIFS are proposed on the rear and side elevations, but in limited quantities and 
framed by brick. The front elevation makes extensive use of glazing in clear anodized framing with 
colored glazing film in green, blue, and red, used to punctuate certain windows. This language is 
repeated on the side elevation facing Fairfax Boulevard with “ghost” windows, or decorative spandrel 
glass used to mimic actual windows. A simple white EIFS cornice lines the roofline all the way around 
the grocery store. 
 
The main entrance to the grocery store is articulated with a projecting entry tower clad in large tan 
composite resin panels. This is the only place on this building where this material is used in order to 
give the entrance more visual prominence. A blue corrugated metal eyebrow canopy creates an 
interesting geometric configuration above the entrance doors and fenestration. Flat blue corrugated 
metal canopies are found to the right of the entrance and also on the side elevation facing Fairfax 
Boulevard above the spandrel glass. See pages 15 and 16 of Attachment 2 for the proposed grocery store 
elevations. 
 
Lighting: 
Nine types of lighting are proposed with this application. Details can be found on page 13 of 
Attachment 2. 

1) Silver LED cobra head lights in the parking lot islands 
2) Large, dark bronze downcast wall pack lights above the service areas of the retail buildings 
3) Decorative silver sconces on the front and sides of the retail buildings 
4) Modern silver 12’ street lights beside sidewalks, in parking islands, and around the edges of 

parking areas 
5) Small, dark bronze downcast wall pack lights above the service entrances of the retail buildings 
6) Dark bronze, building-mounted cylindrical lights on the upper portions of the front and side 

elevations of the retail buildings for illuminating signage. 
7) Silver-framed accent lights along the ground-supported silver metal canopy on the rightmost 

section of Retail Building 2 
8) Decorative, wall-mounted, projecting, hanging silver metal fixtures on the front and sides of the 

retail buildings 
9) String lights with a black finish beneath the ground-supported silver metal trellis on the middle 

portion of Retail Building 2 
 
Landscaping: 
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A variety of landscaping can be found throughout the site, including trees, evergreens, and shrubs. The 
landscape plan is included as Attachment 3. 

• Trees include red maple, birch, maidenhair, honey locust, oak, and elm. The proposed trees are 
three-inch caliper and would be located primarily in the parking islands, along the main drive 
aisle across from University Drive, behind Retail Buildings 2 and 3, and along the east and west 
edges of the site. 

• The only evergreen species proposed is a holly that would mature at between eight and ten feet 
in height. It is proposed primarily in the six parking islands along Eaton Place, as well as 
around the various dumpster enclosures onsite. 

• Shrubs include distylium, silverberry, holly, crepe myrtle, rose, and viburnum. They are 
proposed within the stormwater easement on Fairfax Boulevard where trees with deep root 
spreads cannot be planted. 

 
The landscaping along Eaton Place is by far the sparsest onsite. Because of the retaining wall here, it is 
difficult to recommend more landscaping along this frontage without eliminating parking.  
 
Staff believes the main entrance across from University should incorporate more ground plantings 
around the base of the trees here, in order to add greenery and celebrate this main point of entry. Shrubs 
are also encouraged wherever practicable between the trees planted on the edges of the site and in the 
parking islands. 
 
Because large trees cannot be planted in the storm water easement and culvert along Fairfax Boulevard, 
staff also recommends adding small ornamental trees wherever possible whose root systems may not 
interfere with the function of this space. Because only shrubs are proposed across the entirety of this 
frontage, and because the majority of this frontage is dominated by a surface parking lot, staff believes 
more screening is necessary here. Final design would require approval from the Department of Public 
Works. 
 
Appurtenances: 
The mechanical units for all four buildings are to be roof-mounted. All four buildings contain parapets 
in their design that effectively screen these from view in the rights-of-way. See page 9 of Attachment 2 
for sightline elevations. 
 
All three retail buildings have dumpster enclosures that are fairly well-screened with strategically placed 
evergreens. The dumpster enclosures servicing Retail Buildings 1 and 2 have space for ground plantings 
that may better screen these from view, however. These enclosures are dark gray smooth aggregate 
CMU block with precast caps, and composite wooden slat doors. They are generally compatible with 
the materials of the retail buildings. 
 
The grocery store trash compactor and dumpster enclosure areas are located to the rear of the building 
and are primarily blue corrugated metal enclosures to match the canopies. Staff believes CMU with 
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precast caps and wooden slat doors to match the enclosures of the retail buildings is a more appropriate 
design, however. Additionally, these areas are not well-screened from Eaton Place, and are in need of 
additional plantings if possible. 
 
Transformers are located mostly toward the Eaton Place side of the development. There is some 
landscape screening proposed for these, but staff recommends increasing the plantings to better screen 
these. 
 
Amenities 
Outdoor seating areas are proposed for Retail Buildings 2 and 3 as well as the grocery store. Exact 
locations have still yet to be determined. Some of these areas would be demarcated by silver patio 
railings seen on page 14 of Attachment 2 for the retail buildings, and page 18 for the grocery store. 
Seating areas would contain silver metal chairs and café tables as well as longer metal and wood tables 
with matching square stools. The materials are consistent with those used on the buildings themselves. 
 
Two circular silver metal back racks are proposed outside each of the three retail buildings, and five of 
the same style but in blue are proposed outside of the grocery store. The corresponding finishes are 
appropriate for their respective proposed locations. 
 
Modern trashcans and benches in silver metal would be found in front of all four buildings. Again, 
exact placement of these items is not yet determined.  
 
Finally, simple cart corrals of dark gray metal are proposed throughout the parking lot and in front of 
the grocery store. 
 
Signage: 
Signage is not within the BAR’s purview in this part of the City. 
 
 

Analysis: 
 
The following excerpts from the Community Appearance Plan are relevant to this application: 
 
Tree canopies should be established along the length of the corridors through the introduction of a variety of species 
(39). 
 
As stated in the landscaping section above, staff encourages the applicant to incorporate small 
ornamental trees in as many places as possible along Fairfax Boulevard in the storm water easement 
where larger trees cannot be planted. This will require review and approval by the Department of Public 
Works. 
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Evergreen trees should be used in conjunction with deciduous trees where an effective vegetative screen is needed (41). 
 
This is proposed in some locations, such as the dumpster enclosures servicing Retail Buildings 1 and 2, 
but could be used elsewhere onsite to strengthen screening efforts. Recommendations include: 

• North of the transformer in the northwest corner of the site along Eaton Place 
• North of the transformer beside Retail Building 3 to screen it from Eaton Place 
• A new planting area, if possible, north of the grocery store to better screen the trash areas from 

Eaton Place 
• Between the trees proposed on the east and west edges of the site to better screen the parking 

lots from the right-of-way and adjacent properties 
 
Smaller shrubs may be more appropriate for screening in tighter places, and for added pedestrian-scale 
greenery throughout the site. Recommendations include: 

• Between the sidewalk and dumpster enclosure servicing Retail Building 1 
• Between the trees proposed along the main entrance across from University Drive 
• In parking islands between trees 
• Beneath the trees proposed around the retail buildings 
• In the parking islands along Eaton Place 

 
Developers are encouraged to place existing overhead utilities underground through rezoning, special use permit, and 
special exception processes (45). 
 
While the zoning ordinance does not require undergrounding of existing utilities, staff encourages this 
action be taken as part of the redevelopment. 
 
Because of the variety of existing styles and the lack of an historical architectural reference along the corridors, no 
single architectural style is favored over others. Both modern styles and traditional architecture are appropriate – if 
well-designed and appropriately sited (50). 
 
The materials and architectural elements proposed for this development are modern with traditional 
elements worked in relatively seamlessly. The silver metal awnings, light fixtures, and amenities add 
modern flair, while the use of bricks, woodgrain panel, masonry, and architectural elements such as 
cornices retain traditional architectural styles found throughout the City. 
 
Traditional materials such as brick, wood, and stone have survived the various architectural trends over time and 
exhibit longevity and quality. These materials are recommended in future developments within the corridor in lieu of 
the more modern glass, metal and concrete panel construction (51). 
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As stated above, the proposal effectively mixes modern materials with traditional materials, creating a 
tasteful and engaging hybrid style that staff finds appropriate for the Northfax area. Staff would like the 
BAR’s input on the amount of woodgrain fiber cement panel proposed throughout the development, 
because it is fairly significant. 
 
Colors for use on buildings and signs should be selected for their compatibility with the natural features and existing 
development found in and adjacent to the corridors. Conversely, colors intended to attract attention detract from 
efforts to improve the appearance of the streetscape, and should be used sparingly, perhaps as accent colors (51). 
 
The color palette is warm and neutral, and would be consistent throughout the development. Colors 
will likely be introduced with signage on the retail buildings, while the corporate blues, greens, and reds 
of the grocery store add visual accents that do not overwhelm the material palette. 
 

RECOMMENDATIONS 
 
Staff believes that the proposal is generally consistent with the City’s zoning ordinance and design 
criteria, and therefore recommends the BAR recommend approval of the request to City Council, with 
the following conditions: 

1. The dumpster enclosure and trash compactor area for the grocery store shall be dark gray, 
smooth, aggregate CMU block with precast caps and composite wood slat doors, to match 
those of the three retail buildings. 

2. If possible, a landscape area planted with evergreen trees shall be added north of the trash 
compactor area of the grocery store to better screen this area from view on Eaton place. 

3. Evergreens shall be planted north of the transformers in the northwest corner of the site and 
beside Retail Building 3 to better screen them from view on Eaton Place. 

4. Where practicable, evergreens shall be planted along the east and west edges of the site to 
supplement the proposed deciduous trees. 

5. Where practicable, shrubs shall be planted between the trees along the entrance opposite 
University drive, in all parking islands, and beneath the trees around the three retail buildings. 

6. Where practicable, small ornamental trees shall be planted within the storm water easement 
along Fairfax Boulevard to supplement the proposed shrubs. 

7. The Applicant shall secure any required code administration and zoning approvals before 
commencing work. 

8. The proposed modifications shall be in general conformance with the application package 
received by staff on June 14, 2017, and as updated through June 29 2017, except as may be 
modified by the Board of Architectural Review, the Director of Community Development and 
Planning, Zoning, or the Building Official. 
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Attachment 1 
BAR-17010015 

 Meeting 7/5/17 
 Relevant Regulations 

 
§3.6.2. Nonresidential districts 

 
 
§3.7.4. Architectural control overlay district 

B. Certificate of appropriateness required  
Except as specified in §3.7.4.C, below, all development in the architectural control overlay district 
shall be subject to the approval of a certificate of appropriateness in accordance with the provisions 
of §6.5. 
C. Exceptions 
The architectural control overlay district shall not apply to signs, unless otherwise specified, or to 
the following uses: 

1. Single-family detached; 
2. Duplex dwellings, after initial approval and construction; and 
3. Townhouses, after initial approval and construction. 

 
§4.4.4. Sidewalks  
Sidewalks shall be placed within the right-of-way as specified below.  

A. Where required  
1. Unless otherwise specified below, sidewalks shall be required on both sides of all arterial, 
collector and local streets. 

 
§4.5.6. Tree requirements 

B. Street trees  
In all general districts except the CU district, a minimum ten foot wide landscaped strip shall be 
provided along all streets. Street trees shall be required along all streets at the rate of one canopy 
tree for every 40 linear feet and spaced a maximum of 50 feet part.  

1. All street trees shall be planted no less than three feet or more than 15 feet from the back of 
the curb or edge of pavement.  
2. No tree shall be planted within a safe sight triangle (§4.3.4) or closer than 10 feet from any 
fire hydrant. 
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§4.5.7. Parking lot landscaping 
C. Perimeter  

1. The perimeter of all parking lots with frontage on any portion of a public right-of way shall be 
screened by a continuous landscaped hedge, a wall, or fence supported by masonry piers. 
Perimeter screening shall be at least 30 inches in height at the time of installation, and any 
planted screening shall reach a minimum height of 36 inches within two years of planting. 

D. Interior  
1. Interior islands  
An interior landscaped island shall be provided for every ten spaces. Each island shall contain a 
minimum of 200 square feet with a minimum width of eight feet inside the curb and include a 
minimum of one canopy tree; provided that, where an island includes a sidewalk, such islands 
shall contain a minimum of 400 square feet with a minimum of 15 feet inside the curb. Planting 
islands shall be evenly distributed throughout the parking lot; with no parking space located 
more than 50 feet from a planting island. Interior islands may be consolidated or intervals may 
be expanded in order to preserve existing trees, where approved by the zoning administrator. 

 
§5.4.5. Powers and duties 

B. Final decisions  
The board of architectural review shall be responsible for final decisions regarding the following: 

1. Certificates of appropriateness, major (§6.5) 
 
§6.5.1. Applicability  
Certificates of appropriateness shall be reviewed in accordance with the provisions of §6.5.  

A. A certificate of appropriateness shall be required:  
1. To any material change in the appearance of a building, structure, or site visible from public 
places (rights-of-way, plazas, squares, parks, government sites, and similar) and located in a 
historic overlay district (§3.7.2), the Old Town Fairfax Transition Overlay District (§3.7.3), or in 
the Architectural Control Overlay District (§3.7.4). For purposes of §6.5, “material change in 
appearance” shall include construction; reconstruction; exterior alteration, including changing 
the color of a structure or substantial portion thereof; demolition or relocation that affects the 
appearance of a building, structure or site; 

 
§6.5.3. Certificate of appropriateness types  

A. Major certificates of appropriateness 
1. Approval authority 

(a) General 
Except as specified in §6.5.3.B.2(b), below, the board of architectural review shall have 
authority to approve major certificates of appropriateness. 
(b) Alternative (in conjunction with other reviews) 
Alternatively, and in conjunction with special use reviews, planned development 
reviews, special exceptions or map amendments (rezoning), the city council may 
approve major certificates of appropriateness. 
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§6.5.6. Action by decision-making body  
A. General (involving other review by city council)  
After receiving the director’s report on proposed certificates of appropriateness, which do not 
involve other reviews described below, the board of architectural review (BAR) shall review the 
proposed certificates of appropriateness in accordance with the approval criteria of §6.5.7. The BAR 
may request modifications of applications in order that the proposal may better comply with the 
approval criteria. Following such review, the BAR may approve, approve with modifications or 
conditions, or disapprove the certificate of appropriateness application, or it may table or defer the 
application. 
B. Other reviews 

1. Prior to taking action on special use reviews, planned development reviews, and map 
amendments (rezoning), the city council shall refer proposed certificates of appropriateness to 
the BAR for review in accordance with the approval criteria of §6.5.7.  
2. In conjunction with special use reviews, planned development reviews, special exceptions 
and map amendments (rezoning), the city council may review the proposed certificate of 
appropriateness in accordance with the approval criteria of §6.5.7. The city council may request 
modifications of applications in order that the proposal may better comply with the approval 
criteria. Following such review, the city council may approve, approve with modifications or 
conditions, or disapprove the certificate of appropriateness application, or it may table or defer 
the application. 

 
§6.5.7. Approval criteria  

A. General 
1. Certificate of appropriateness applications shall be reviewed for consistency with the 
applicable provisions of this chapter, any adopted design guidelines, and the community 
appearance plan.  
2. Approved certificates of appropriateness shall exhibit a combination of architectural elements 
including design, line, mass, dimension, color, material, texture, lighting, landscaping, roof line 
and height conform to accepted architectural principles and exhibit external characteristics of 
demonstrated architectural and aesthetic durability. 

 
§6.5.9. Action following approval 

A. Approval of any certificate of appropriateness shall be evidenced by issuance of a certificate of 
appropriateness, including any conditions, signed by the director or the chairman of the board of 
architectural review. The director shall keep a record of decisions rendered. 
B. The applicant shall be issued the original of the certificate, and a copy shall be maintained on file 
in the director's office.  

 
§6.5.10. Period of validity  
A certificate of appropriateness shall become null and void if no significant improvement or alteration is 
made in accordance with the approved application within 18 months from the date of approval. On 
written request from an applicant, the director may grant a single extension for a period of up to six 



   

4 
 

months if, based upon submissions from the applicant, the director finds that conditions on the site and 
in the area of the proposed project are essentially the same as when approval originally was granted.  
 
§6.5.11. Time lapse between similar applications  

A. The director will not accept, hear or consider substantially the same application for a proposed 
certificate of appropriateness within a period of 12 months from the date a similar application was 
denied, except as provided in §6.5.11.B, below. 
B. Upon disapproval of an application, the director and/or board of architectural review may make 
recommendations pertaining to design, texture, material, color, line, mass, dimensions or lighting. 
The director and/or board of architectural review may again consider a disapproved application if 
within 90 days of the decision to disapprove the applicant has amended his application in 
substantial accordance with such recommendations.  

 
§6.5.12. Transfer of certificates of appropriateness  
Approved certificates of appropriateness, and any attached conditions, run with the land and are not 
affected by changes in tenancy or ownership.  
 
§6.5.13. Appeals  

A. Appeals to city council  
Final decisions on certificates of appropriateness made may be appealed to city council within 30 
days of the decision in accordance with §6.22.  
B. Appeals to court  
Final decisions of the city council on certificates of appropriateness may be appealed within 30 days 
of the decision in accordance with §6.23. 
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Note: For illustration of conceptual 
design intent only.  Design, dimensions, 
colors, materials, and the location of 
signs and doors are subject to change.

Statement of Design Intent

Fairfax Shopping Center
Fairfax Boulevard and Eaton Place

Fairfax Shopping center is located in the northwest quadrant of Fairfax 
Boulevard and Eaton Place. The existing site is a retail shopping center 
which consists of a multi-tenant retail building including a two story 
portion and a restaurant pad building. The existing multi-tenant building 
was damaged by fire, that portion of the project was demolished. Another 
original building has been demolished to allow for the improvements to 
Fairfax Boulevard.

The site is surrounded on all sides by commercial buildings and parking/
car storage lots.

The proposed redevelopment involves the demolition of all existing 
buildings and the construction of four new retail buildings including two 
pad buildings which may house multiple tenants (Building 1 at 5,000 sf 
and Building 3 at 6,200 sf) a multi-tenant building totaling 7,000 square 
feet; and a food store anchor building of 29,999 square feet.

The architectural design for the proposed retail buildings includes a wide 
variety of materials. Building massing incorporates corner and tower 
features with varying heights; layered wall treatments; and an assortment 
of canopy treatments. Storefronts and building entrances are arranged 
along wide sidewalks with ample room for seating. Large building masses 
are reduced by the incorporation of a number of bays and fields of 
materials providing an assortment of color, texture, and scale.
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Landscape Plan

Note: See submitted
full size sheet for
Details 
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Site Section A
Scale: 1/16” = 1’ - 0”

Rooftop Equipment Screening 

Site Section B
Scale: 1/16” = 1’ - 0”

Key Plan
Not to scale
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B
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D

Site Section C
Scale: 1/16” = 1’ - 0”

Site Section D
Scale: 1/16” = 1’ - 0”

Fairfax Blvd.
Eaton Place

Eaton Place

Eaton Place

Fairfax Blvd.

Fairfax Blvd.

Fairfax Blvd.

22’-8”

Note: For illustration only. 
Final Equipment Size & Location per Tenant Requirements 
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25’-6”
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Note: All Materials are for  
illustration of concept only and 
are subject to substitution

MATERIAL/MANUFACTURER FINISH
B-1 ACME BRICK CONFEDERATE BLEND

B-2 TAYLOR BRICK ROYAL SALISBURY

B-3 YANKEE HILL BRICK & TILE DARK IRONSPOT VELOUR

CMU-1 TRENDSTONE GROUNDFACE CMU SILVER

CMU-2 TRENDSTONE GROUNDFACE CMU RAVENSTONE

M-1 PREFINISHED METAL SILVER

M-2 PREFINISHED METAL DARK BRONZE

SF-1 STOREFRONT DARK BRONZE

SF-2 STOREFRONT CLEAR ANODIZED

W-1 FIBER CEMENT SIDING Allura - Stained Finish - Maple

P-1 PAINT - Benjamin Moore Glacier White OC-37

P-2 PAINT - Sherman Williams Agreeable Gray SW 7029

P-3 PAINT - Sherman Williams Gauntlet Gray SW 7019

MATERIAL/MANUFACTURER FINISH
P-4 PAINT - Benjamin Moore Bleeker Beige HC-80

E-1 EIFS MATCH P-1

E-2 EIFS MATCH P-2

L-1 WLS Lighting System OSQ Series

L-2 INVUE Wall Mount Dark Bronze

L-3 USALTG Camber Sconce Silver

L-4 Ashbery Pedestrian Light Silver

L-5 WLS Lighting WMEL Series Dark Bronze

L-6 BK Lighting Sign Star Light Silver/Dark Bronze

L-7 Pace Illumination Accent Light Silver

L-8 Rebelle Orchestra Silver

L-9 Tokistar Exhibitor Festoon Light Light Black - 12.5 Lumens

Note: For illustration of conceptual 
design intent only.  Design, dimensions, 
colors, materials, and the location of 
signs and doors are subject to change. 6.14.17   |   07093.11

Retail Building 1 Front Elevation
Scale: 1/16” = 1’ - 0”

Retail Building 1 Side Elevation
Scale: 1/16” = 1’ - 0”

Retail Building 1 Rear Elevation
Scale: 1/16” = 1’ - 0”

Retail Building 1 Side Elevation
Scale: 1/16” = 1’ - 0”
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Note: For illustration of conceptual 
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Retail Building 2 Rear Elevation
Scale: 1/16” = 1’ - 0”

Retail Building 2 Side Elevation
Scale: 1/16” = 1’ - 0”

Retail Building 2 Front Elevation
Scale: 1/16” = 1’ - 0”

Retail Building 2 Side Elevation
Scale: 1/16” = 1’ - 0”
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P-2 PAINT - Sherman Williams Agreeable Gray SW 7029

P-3 PAINT - Sherman Williams Gauntlet Gray SW 7019

MATERIAL/MANUFACTURER FINISH
P-4 PAINT - Benjamin Moore Bleeker Beige HC-80

E-1 EIFS MATCH P-1

E-2 EIFS MATCH P-2

L-1 WLS Lighting System OSQ Series

L-2 INVUE Wall Mount Dark Bronze

L-3 USALTG Camber Sconce Silver

L-4 Ashbery Pedestrian Light Silver

L-5 WLS Lighting WMEL Series Dark Bronze

L-6 BK Lighting Sign Star Light Silver/Dark Bronze

L-7 Pace Illumination Accent Light Silver

L-8 Rebelle Orchestra Silver

L-9 Tokistar Exhibitor Festoon Light Light Black - 12.5 Lumens

Note: For illustration of conceptual 
design intent only.  Design, dimensions, 
colors, materials, and the location of 
signs and doors are subject to change. 6.14.17   |   07093.11

Retail Building 3 Front Elevation
Scale: 1/16” = 1’ - 0”

Retail Building 3 Side Elevation
Scale: 1/16” = 1’ - 0”

Retail Building 3 Rear Elevation
Scale: 1/16” = 1’ - 0”

Retail Building 3 Side Elevation
Scale: 1/16” = 1’ - 0”

B3 E1 22’-8”

22’-8”

22’-8”

22’-8”

26’-0”
29’-0” 29’-0”

W1 W1

SF1 M1
CMU1

M1

M1

E2
L2

CMU1

P3

CMU2
L5 TYP.

M1 M1
M1

E2

L2 TYP. CMU1

CMU2

B1

B2

B2

CMU1

B1

B1B1 B3

B2

AWNING STYLE 3

AWNING STYLE 3

AWNING STYLE 4
AWNING STYLE 4
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Note: For illustration of conceptual 
design intent only.  Design, dimensions, 
colors, materials, and the location of 
signs and doors are subject to change.

B-3 Yankee Hill Brick
Dark Iron Spot Velour

B-4 Taylor Brick
Oyster Gray

W-1 Allura Fiber 
Cement Maple 

Grocer Marquee
Composite Resin Panel
Trespa NA 13 Silver Quartzite

ST-1 Storefront
Dark Bronze 

P-1 Paint
BM Glacier 
White 

M-2 Metal
Dark Bronze 

P-4 Paint BM 
Bleeker Beige

ST-2 Storefront
Clear Anodized

P-2 Paint
SW Agreeable 
Gray 

M-1 Metal
Clear An-
odized 

P-3 Paint
SW Gauntlet 
Gray 

CMU-2
Trendstone
Ravenstone
Ground Face

CMU-1
Trendstone
Silver 
Ground Face

B-1 Brick
Acme Confederate Blend

B-2 Taylor Brick
Royal Salisbury

Belson Bike Rack
Silver Finish

L-3 USALTG Camber 
Sconce
Silver Finish

L-6 BK Lighting 
Sign Star Light 
Silver/Dark Bronze

L-7 Pace Illumina-
tion Accent Light
Silver Finish

L-1 WLS Lighting Systems
OSQ Series

L-2 INVUE wall mount
Dark Bronze Finish

L-4 Landscape Forms Ash-
bery Pedestrian Light
Silver Finish

Wausau Concrete
Planters

Landscape Forms 
Presidio Litter
Silver Finish

L-8 Rebelle Orchestra
Silver Finish

L-9 Tokistar Exhibitor Warm 
White Festoon Light Black 
Finish 12.5 Lumens BK-12-
WW-G14-C

w w w. t r e n w y t h . c o m T S  2 8

architectural masonry units

Eastern Colors
Selection
Trendstone Plus®

Andover
Eastern Group A

Canterbury
Eastern Group A

Delmarva
Eastern Group A

Manchester
Eastern Group A

Natural 
Eastern Group A

Ravenstone
Eastern Group A

Williamsburg Grey
Eastern Group A

Windermere
Eastern Group A

Alamo
Eastern Group C

Greystone
Eastern Group B

Hawthorne
Eastern Group B

Rutherford Grey
Eastern Group B

Terra Cotta
Eastern Group C

Wine
Eastern Group B

Burford Brown
Eastern Group B

Madison
Eastern Group B

Canyon Stone
Eastern Group C

Colonial Red
Eastern Group C

Dover Grey
Eastern Group B

Fairfield
Eastern Group C

Ramapo White
Eastern Group C

Gunsmoke
Eastern Group C

Plum
Eastern Group C

Temple Grey
Eastern Group C

Carson Brown
Eastern Group B

Fawn
Eastern Group C

Shannon
Eastern Group D

Ashland
Eastern Group C

Cambridge
Eastern Group C

Pembroke
Eastern Group C

Hampton Green
Eastern Group E

Valley Green
Eastern Group D

Note: All color samples are intended to be representative only. For accurate color selection, always request a full size sample. 

Indian Summer
Eastern Group B

Butterscotch
Eastern Group C

Forest Brown
Eastern Group C

Quarry Buff
Eastern Group C

Winter White
Eastern Group C

NEW NEW

NEW NEW

NEW

REFLECTORS/DISTRIBUTION PATTERNS

SERIESOSQ
SPECIFICATIONS

WLS LIGHTING SYSTEMS
       LED AREA

DIMENSIONS

Made in the U.S.A. of U.S. and imported parts.
Meets Buy American requirements within the ARRA.

Approved By: Project Name:

Location: Date:

800.633.8711   www.wlslighting.com1919 Windsor Place Fax: 817.735.4824   Fort Worth, TX 76110

Speci�cations subject to change without notice.                                                                                                                                                                                                                                                                                                                              29  Rev. 10/16

8.1"
(205mm)

3.1"
(79mm)

19.0"
(482mm)

3.8"
(97mm)

4.8"
(122mm)

NEMA Photocell
Receptacle

(R Option Only)

27.2"
(691mm)

8.1"
(205mm)

3.1"
(79mm)

19.0"
(482mm)

NEMA Photocell
Receptacle

(R Option Only)

25”
(635mm)

OSQ-L

OSQ-M

CONSTRUCTION & MATERIALS
•  Slim, low pro�le design minimizes wind load requirements
•  Luminaire housing is rugged die cast aluminum with an integral, weathertight LED driver 

compartment and high performance heat sink
•  Convenient interlocking mounting method on direct arm mount.  Mounting adaptor is 

rugged die cast aluminum and mounts to 3-6" (76-152mm) square or round pole, secured 
by two 5/16-18 UNC bolts spaced on 2" (51mm) centers

•  Mounting for the adjustable arm mount adaptor is rugged die cast aluminum and mounts 
to 2" (51mm) IP, 2.375" (60mm) O.D. tenon

•  Adjustable arm mount can be adjusted 180˚ in 2.5˚ increments
•  Designed for uplight and downlight applications
•  Exclusive Colorfast DeltaGuard   �nish features an E-Coat epoxy primer with an ultra-durable 

powder topcoat, providing excellent resistance to corrosion, ultraviolet degradation and 
abrasion. Silver, bronze, black, and white are available

®

•  Weight: 26.5 lbs. (12kg) for the OSQ-M and 28.5lbs. (13kg) for the OSQ-L

ELECTRICAL SYSTEM
•  Input Voltage: 120-277V or 347-480V, 50/60Hz, Class 1 drivers
•  Power Factor: > 0.9 at full load
•  Total Harmonic Distortion: < 20% at full load
•  Integral 10kV surge suppression protection standard
•  To address inrush current, slow blow fuse or type C/D breaker should be used 
•  10V Source Current: 0.15mA

REGULATORY & VOLUNTARY QUALIFICATIONS
•  cULus  Listed
•  Suitable for wet locations
•  Enclosure rated IP66 per IEC 60529 when ordered without R option
•  Consult factory for CE Certi�ed products
•  Certi�ed to ANSI C136.31-2001, 3G bridge and overpass vibration standards 
•  10kV surge suppression protection tested in accordance with IEEE/ANSI C62.41.2 
•  Meets FCC Part 15 , Subpart B, Class A standards for conducted and radiated emissions

radiated emissions
•  Luminaire and �nish endurance tested to withstand 5,000 hours of elevated ambient salt 

fog conditions as de�ned in ASTM Standard B 117 
•  Meets Buy American requirements within ARRA
•  DLC quali�ed when ordered with asymmetric optics with 40K or 57K. Please refer to 

www.designlights.org/QPL for most current information 
•  RoHS compliant. Consult factory for additional details

WLS-OSQ-L Electrical Data*

Input Power
Designator

System 
Watts
120-480V

Total Current (A)

120V 208V 240V 277V 347V 480V

T 166 1.41 0.83 0.72 0.62 0.49 0.35

U 215 1.83 1.08 0.93 0.81 0.62 0.45

* Electrical data at 25˚C (77˚F). Actual wattage may di�er by +/- 10% when operating between 120-480V +/-10%

WLS-OSQ-M Electrical Data*

Input Power
Designator

System Watts
120-480V

Total Current (A)

120V 208V 240V 277V 347V 480V

B 86 0.73 0.43 0.37 0.32 0.25 0.19

K 130 1.09 0.65 0.56 0.49 0.38 0.28

* Electrical data at 25˚C (77˚F). Actual wattage may di�er by +/- 10% when operating between 120-480V +/-10%

SERIESWMEL
HOUSING -  The aerodynamic aluminum housing is a rectangular shape.  All mounting 
hardware is stainless steel or electro-zinc plated steel.  Housing and optical unit are sealed with
extruded silicone gasket; supply conductors with molded EPDM bushing.

LEDs -  Available with 28 or 48 select high-brightness LEDs in Cool White (5300° K nominal) or
Neutral White (4200° K nominal) color temperature, 70 CRI (nominal).

OPTICAL UNIT -  Clear tempered optical-grade �at lens sealed to the aluminum optic housing
created an IP67 rated unit.  Pressure stabilizing breather allows super-tight protection while
preventing cycling from building up internal pressures and vacuums that can stress optical 
unit seals.

OPTICS / DISTRIBUTION -  Ultra-high e�ciency re�ectors provide three distributions.  Choose
from Wide Throw (WT), Forward Throw (FP) or Wall Wash (WW).

DRIVER -  Available in 350mA and 450mA drive currents (Drive currents are factory 
programmed).  Components are fully encased in potting material for IP65 moisture resistance.
Driver complies with IEC and FCC standards.  Driver can be easily accessed and removed.

ELECTRICAL -  Two-stage surge protection (including separate surge protection built into
electronic driver) meets IEEE C62.41.2-2002, Scenario 1,Location Catagory C.  Available with
universal voltage power supply 120-277VAC (50/60Hz input) or 347-480VAC.

OPERATING TEMPERATURE -  -40° C to +50° C (-40° F to +122° F)

FINISH -  Fixtures are �nished with WLS DuraGrip® polyester powder coat �nishing process.
The DuraGrip®  �nish withstands extreme weather changes without cracking or peeling, and 
is guaranteed for �ve full years.  Standard colors include bronze, black, platinum plus,  white, 
satin verde green, graphite, and metallic silver.  Custom colors available upon request.

OPTIONAL INTEGRAL MOTION SENSOR -  Passive infrared motion sensor activates switching 
of luminaire light levels.  High level light is activated when passersby enter the target zone and
increased to full-bright in 1-2 seconds.  Low light level (30% of maximum drive current) is 
activated when target zone is absent os motion activity for 5 minutes and is gradually ramped 
down (10 seconds) to low level.  Sensor detection range 110° horizontal x 93° vertical x 10 meters 
maximum distance.

EMERGENCY OPTIONS -  Integral emergency battery-back-up options are available.  BB option
operates in 0° C to 60° C ambient temperature and CWBB operates in -20° C to 60° C ambient 
temperature.  When primary AC power failure occurs, both options operate 10 LEDs for 
minimum of 90 minutes.

WARRANTY -  WLS LED �xtures carry a limited 5-year warranty.

LISTINGS -  ETL listed ANSI/UL 1598.  UL8750 and other U.S. and international safety 
standards.  Suitable for wet locations in downlight position.

SHIPPING WEIGHT (in carton) -  31 lbs./14Kg

SPECIFICATIONS

Approved By: Project Name:

Location: Date:

800.633.8711   www.wlslighting.com1919 Windsor Place Fax: 817.735.4824   Fort Worth, TX 76110

WLS LIGHTING SYSTEMS
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LED WALL MOUNT

DIMENSIONS

Shown with optional decal striping

ARRA
Funding Compliant

American Made

American Innovation

IP67
Suitable for wet locations

  

Universal Mounting Plate

7 3/4"
(197 mm)

5 11/16"
(145 mm)

13-1/2"
(343 MM)

11-3/8"
(289 mm)

8-5/8"
(219 mm)

30°

J-BOX CENTERLINE

3-7/8"
(98 mm)

20-1/8"
(511 MM)

Shown with IMS option

13-1/2"
(343 MM)

11-3/8"
(289 mm)

15-3/8"
(390 mm)

8-5/8"
(219 mm)

30°

J-BOX CENTERLINE

3-7/8"
(98 mm)

20-1/8"
(511 MM)

3"
(76 mm)

L-5 WLS Lighting 
Systems
WMEL Series
Dark Bronze Finish

Materials & Site Amenities Note: Selections are for Illustration of Concept only and 
are subject to Change or Substitution.

Orchestra Circle 2756WLED Maxi Wall Arm Mount

MODEL VOLT SHIELD DIFFUSER COLOR 

2756W 120*

208

240

277

347+

PF perforated
liner

RF*

CL

frost

clear

OPTIONS

DIM

T2

T3

dimming
driver

type II 
distribution

type III
distribution

WT

BT

SM

AN

BZ

GM

WS

BM

RAL

white texture

black texture

silver metallic

aluminum natural

bronze

gunmetal

white satin

black matte

specify no.

CONSTRUCTION MOUNTING OPTICAL PROTECTION

Materials
Support Frame: Heavy aluminum 
plate. Arm assembly: Rectangular 
extruded aluminum. Hinge/Lock up: 
Pressure die cast aluminum. Glare 
guard / Wall canopy / Reflector disk: 
Aluminum sheet, die formed. 
Diffusers (side): Thermo-formed 
acrylic. Bottom lens: Acrylic. 
Fasteners: Stainless steel. 

Electrical Components
Downlight engine: 3x IP67 LG 
Innotek Eagle Eye. Driver: Constant 
current 700ma.

Luminaire is designed for mounting 
over a recessed 4" octagon j-box (by 
others). Holes (4) are provided in wall 
plate to attach to the wall outside of 
the j-box. Adequate backing is 
required inside the wall to support 
these fixtures. Arm assembly is 
shipped separately from the head for 
field attachment.

Luminaire has a choice of frost or 
clear lens and diffuser, with frost 
supplied as standard. The perforated 
liner is supplied if specified. The 
reflector disk is fixed in top position.
Standard distribution, Type V square 
(130°).

The Orchestra maxi wall arm mount 
is listed for use in wet locations to UL 
and CSA Standards.
(LOC 4, wall mount)

LEDs are rated for 50,000 hour life 
with lumen maintenance >70% 
(L70).

LEDs and drivers have a limited 5 
year warranty.

www.rebellelighting.com
© 2014 REBELLE    All rights reserved.    R14

EXTERIOR

17.75"

10" 19"

*Standard configuration unless otherwise specified     ¹Delivered lumens     +Consult factory

SAMPLE CATALOG NUMBER:  2756W - 60L40 - 120 - RF - WT
Using this catalog number would order 1 model 2756W maxi circle wall arm mount luminaire with LED light engine at 120 volts with frosted acrylic lens, painted with 
white texture polyester powder coat.

21"

10.5"

LED
WATTS

60L
3050 lumens¹

COLOR TEMPERATURE

40
4000K

Landscape Forms 
Parc Vue Bench
Silver Finish

Landscape Forms 
Morrison Seating

Landscape Forms 
Parc Center Seating

CONSTRUCTION MATERIALS 

maRquEE:  compOsitE RESIN paNEL
Trespa NA 13 Silver Quartzite; rock texture

basE builDING: pRECasT panEl
Gate Precast: Color 152 

Sandblased white w/ granite aggregate. 

aUtOmatiC SLIDING DOoR 
TORMAX: TX9430 Full breakout telescoping 

slider RH, SX-SX-SO Conf:  color: PMS 2188

EYEbRow - DaRk bLuE
Morin: metal panels.  Dark blue custom color, PMS 

2188 part solid / part perforated.

muLlioN coLoR + StOREfRoNt sysTEm
Natural annodized aluminum mullions. 

Clear glazing.

cOlOREd GLazING film
3M

Colors to match 365 logo + arrow red

basE builDING anD lOw walLs:  masOnRY
Surface Matters masonry:  color:  Fire Ash, 

dry block.  Stack bond.

baSE bUILdinG:  GRoOvEd sTucCO
Horizontal and vertical parallel grooved stucco, w/ 
4'-0" O.C. black expansion joints. Color:  Benjamin 
Moore (low VOC) - Snow White 2212-70.
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Note: For illustration of conceptual 
design intent only.  Design, dimensions, 
colors, materials, and the location of 
signs and doors are subject to change.

Retail Buildings 1-3 Details
Awning Details

Style 1: Ground Supported 
Metal Trellis - Silver Finish with 
L-9 Festoon  Lights

Style 2: Ground Supported 
Canopy - Silver Finish with 
L-7 Accent Lights

Style 3: Aluminum Bahama 
Shutter - Silver Finish

Style 4: Trellis with Steel
Slats Painted to Match W-1
Or IPE Hardwood

Style 5: Canopy with
Aluminum Fascia

Patio Railing Detail
Silver Finish

Dumpster Enclosure - Approximately 12’Wx12’Dx8’H
Ground Face Block with Precast Cap and Wood 
Composite Doors to Match W-1
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Note: For illustration of conceptual 
design intent only.  Design, dimensions, 
colors, materials, and the location of 
signs and doors are subject to change.

Grocer Front Elevation
Scale: 1/16” = 1’ - 0”

Grocer Rear Elevation
Scale: 1/16” = 1’ - 0”

25’-6”

28’-4” 28’-0”

25’-6”

25’-6”

33’-0”

W-1

W-1

W-1

W-1

CONCRETE MASONRY

E2 E-2

METAL EYEBROW CANOPY

COMPOSITE RESIN PANEL

METAL EYEBROW CANOPY
COLORED GLAZING FILM

COLORED GLAZING FILM

ALUMINUM BAHAMA SHUTTER
(AWNING STYLE 3)

B-1

B-4
B-4B-1

B-4
B-1

B-4
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Note: For illustration of conceptual 
design intent only.  Design, dimensions, 
colors, materials, and the location of 
signs and doors are subject to change.

Grocer Side Elevation facing Fairfax Blvd.
Scale: 1/16” = 1’ - 0”

Grocer Side Elevation facing Eaton Place
Scale: 1/16” = 1’ - 0”

28’-0”
25’-6”

25’-6”

E-2
W-1 B-1B-4B-1

B-1 SPANDREL GLASS

B-4

B-1

W-1

ALUMINUM BAHAMA SHUTTER
(AWNING STYLE 3) EYEBROW CANOPY
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Note: For illustration of conceptual 
design intent only.  Design, dimensions, 
colors, materials, and the location of 
signs and doors are subject to change.

CONSTRUCTION MATERIALS 

maRquEE:  compOsitE RESIN paNEL
Trespa NA 13 Silver Quartzite; rock texture

basE builDING: pRECasT panEl
Gate Precast: Color 152 

Sandblased white w/ granite aggregate. 

aUtOmatiC SLIDING DOoR 
TORMAX: TX9430 Full breakout telescoping 

slider RH, SX-SX-SO Conf:  color: PMS 2188

EYEbRow - DaRk bLuE
Morin: metal panels.  Dark blue custom color, PMS 

2188 part solid / part perforated.

muLlioN coLoR + StOREfRoNt sysTEm
Natural annodized aluminum mullions. 

Clear glazing.

cOlOREd GLazING film
3M

Colors to match 365 logo + arrow red

basE builDING anD lOw walLs:  masOnRY
Surface Matters masonry:  color:  Fire Ash, 

dry block.  Stack bond.

baSE bUILdinG:  GRoOvEd sTucCO
Horizontal and vertical parallel grooved stucco, w/ 
4'-0" O.C. black expansion joints. Color:  Benjamin 
Moore (low VOC) - Snow White 2212-70.

CONSTRUCTION MATERIALS 

maRquEE:  compOsitE RESIN paNEL
Trespa NA 13 Silver Quartzite; rock texture

basE builDING: pRECasT panEl
Gate Precast: Color 152 

Sandblased white w/ granite aggregate. 

aUtOmatiC SLIDING DOoR 
TORMAX: TX9430 Full breakout telescoping 

slider RH, SX-SX-SO Conf:  color: PMS 2188

EYEbRow - DaRk bLuE
Morin: metal panels.  Dark blue custom color, PMS 

2188 part solid / part perforated.

muLlioN coLoR + StOREfRoNt sysTEm
Natural annodized aluminum mullions. 

Clear glazing.

cOlOREd GLazING film
3M

Colors to match 365 logo + arrow red

basE builDING anD lOw walLs:  masOnRY
Surface Matters masonry:  color:  Fire Ash, 

dry block.  Stack bond.

baSE bUILdinG:  GRoOvEd sTucCO
Horizontal and vertical parallel grooved stucco, w/ 
4'-0" O.C. black expansion joints. Color:  Benjamin 
Moore (low VOC) - Snow White 2212-70.

Materials Details - Grocery Building
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Note: For illustration of conceptual 
design intent only.  Design, dimensions, 
colors, materials, and the location of 
signs and doors are subject to change.

Manufacturer: Brasco International
Product ID: CC2000 (fits 2 carts side by side)
Finish: Recycled anodized aluminum or Recycled aluminum with custom powder coated colors
Grillwork: Square
Banner: Square
Column Caps: Flat
Optional: Center divider rail

Single-sided

Banner artwork to be provided. 

Double-sided

See you next time.

cArT ReTuRn

SITE DETAILS CART CORRAL

Manufacturer: Belson Outdoors
Product Name: Orion Bike Rack with Round Tubing
Product ID: ORN
Finishes: Galvanized Steel

BICYCLE RACK

Manufacturer: Belson Outdoors
Product Name: Orion Bike Rack with Round Tubing
Product ID: ORN
Finishes: Galvanized Steel

BICYCLE RACK3 4 5 6 7
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________________

T/ FINISHED FLOOR
0"

2' 
- 2

"

1/2" EXPANSION MATERIAL

4" CONCRETE SIDEWALK

8" CMU WALL

2" CAP

8"X4" CONCRETE CURB, BY
CART CORRAL ONLY

T/ FINISHED FLOOR
0"

1/2" V-GROOVE JOINT
AROUND PLANTING AREA

6"

TREE

MODULAR SEATING

T/ FINISHED FLOOR
0"

S.S. BOLLARD

RE-BAR PER MANUF.
SPEC.

Date

999 Peachtree Street, N
Suite 1400
Atlanta, GA 30309
United States

DescGENERAL NOTES

M-Engineering

750 Brooksedge Boulev
Westerville, OH 43081
United States

601 N. L

06 MAIN ENTRANCE.
07 FRIEND'S ENTRANCE.
09 CART CORRAL.
27 LOW WALL
29 CONTROL JOINTS, TYP.

4 12/11/15 CON

SITE DETAILS

LENGTH OF ZERO CURB A00.91

________________01
A12.14

T/ FINISHED FLOOR
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1/2" V-GROOVE JOINT
AROUND PLANTING AREA
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TREE

MODULAR SEATING
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S.S. BOLLARD

RE-BAR PER MANUF.
SPEC.
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SCALE:  1/8" = 1'-0"
ENLARGED SITE PLAN01

02SCALE:  1 1/2" = 1'-0"
PLANTER DETAIL03SCALE:  1 1/2" = 1'-0"

BOLLARD DETAIL, TYP.04

Typical Bollard Detail

pLaNtER DEtaIL LOw walL dETail SECTIOn

Manufacturer: Calpipe
Product Name: Heavy Security Bollard with flat top
Product ID: SSF08080 
Finishes: Stainless Steel
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Manufacturer: Morin
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10% open; 1/8" Hole, 3/8" Spacing
Product ID: X-16; MR-36 corrugation 
Finishes: Aluminum with painted Dark blue custom color, PMS 2188
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Manufacturer: Brasco International
Product ID: CC2000 (fits 2 carts side by side)
Finish: Recycled anodized aluminum or Recycled aluminum with custom powder coated colors
Grillwork: Square
Banner: Square
Column Caps: Flat
Optional: Center divider rail

Single-sided

Banner artwork to be provided. 

Double-sided

See you next time.

cArT ReTuRn

SITE DETAILS CART CORRAL
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Note: Selections are for Illustration of Concept only and 
are subject to Change or Substitution.
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CONSTRUCTION MATERIALS 

maRquEE:  compOsitE RESIN paNEL
Trespa NA 13 Silver Quartzite; rock texture

basE builDING: pRECasT panEl
Gate Precast: Color 152 

Sandblased white w/ granite aggregate. 

aUtOmatiC SLIDING DOoR
TORMAX: TX9430 Full breakout telescoping 

slider RH, SX-SX-SO Conf:  color: PMS 2188

EYEbRow - DaRk bLuE
Morin: metal panels.  Dark blue custom color, PMS 

2188 part solid / part perforated.

muLlioN coLoR + StOREfRoNt sysTEm
Natural annodized aluminum mullions. 

Clear glazing.

cOlOREd GLazING film
3M

Colors to match 365 logo + arrow red

basE builDING anD lOw walLs:  masOnRY
Surface Matters masonry:  color:  Fire Ash, 

dry block.  Stack bond.

baSE bUILdinG:  GRoOvEd sTucCO
Horizontal and vertical parallel grooved stucco, w/ 
4'-0" O.C. black expansion joints. Color:  Benjamin 
Moore (low VOC) - Snow White 2212-70.
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4'-0" O.C. black expansion joints. Color:  Benjamin 
Moore (low VOC) - Snow White 2212-70.

Note: For illustration of conceptual 
design intent only.  Design, dimensions, 
colors, materials, and the location of 
signs and doors are subject to change.
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ATTACHMENT 10 

 
Special Exception Resolution/Regency Centers, LLC 
 

City Council 
City of Fairfax 

 
PROPOSED RESOLUTION 2017 - ______ 

APPROVAL 
 
RESOLUTION TO APPROVE THE REQUEST OF REGENCY CENTERS LLC, BY EVAN 
PRITCHARD, ATTORNEY-IN-FACT, FOR SPECIAL EXCEPTIONS TO CITY CODE TO: 
 

1. ALLOW A SIDEWALK THAT DOES NOT MEET THE MINIMUM WIDTH 
REQUIRED BY SECTION 110-4.4.4.A.1; 

2. ALLOW PROPERTY STREET FRONTAGES WITHOUT A 10 FOOT WIDE 
LANDSCAPE STRIP OR STREET TREES AS REQUIRED BY SECTION 110-4.5.6.B; 

3. REDUCE THE MINIMUM DIMENSIONS FOR PARKING ISLANDS PERMITTED 
BY SECTION 110-4.5.7.D; 

4. PROVIDE NO PARKING LOT PERIMETER LANDSCAPING IN AREAS WHERE 
REQUIRED BY SECTION 110-4.5.7.C.1; 

5. REDUCE THE MINIMUM FRONT YARD WIDTH REQUIRED BY SECTION 110-
3.6.2 

 
ON THE PREMISES KNOWN AS 10334-10406 FAIRFAX BOULEVARD AND MORE 
PARTICULARLY DESCRIBED AS TAX MAP PARCEL(S) 57-2-02-028 THROUGH 57-2-02-
031. 
 

WHEREAS, Regency Centers LLC, by Evan Pritchard, attorney-in-fact, has submitted 
Application No. SE-16120067 requesting Special Exceptions to the City Code as listed above; and  

 
 WHEREAS, City Council has carefully considered the application, the recommendation 
from Staff, and testimony received at the public hearing; and 
 
 WHEREAS, City Council has determined that the proposed Special Exceptions are 
appropriate because the proposal meets the requisites established by City of Fairfax Code Section 
110-6.17 for the following reasons: 

 
1. The proposal ensures the same general level of land use compatibility as the otherwise 

applicable standards;  
2. The proposal does not materially and adversely affect adjacent land uses and the physical 

character of uses in the immediate vicinity of the proposed development because of 
inadequate transitioning, screening, setbacks and other land use considerations;  

3. The proposal is generally consistent with the purposes and intent of the city code and the 
comprehensive plan;  

4. The proposal is based on the physical constraints and land use specifics, rather than on 
economic hardship of the applicant.  

 
 NOW, THEREFORE, BE IT RESOLVED by the City Council of the City of Fairfax on 
this 11TH day of July, 2017, that Application No. SE-16120067 be and hereby is APPROVED, as 
requested, with the following conditions (as may be amended by City Council). 



ATTACHMENT 10 
 

 
 
Special Exception Resolution/ Regency Centers, LLC 

 
1. Final plans shall be in substantial conformance with the General Development Plan dated June 27, 

2017 and as modified through the following conditions.  
2. Approval of these land use requests shall be subject to issuance of a Letter of Map Revision 

(LOMR) by the Federal Emergency Management Agency declaring that the extent of the flood 
plain on the site has been modified as a result of the Northfax Transportation and Stormwater 
Improvements Project (Northfax Project). The applicant may be required to request a Special Use 
Permit for disturbance in the floodplain if any areas proposed for disturbance are located within 
the revised floodplain boundary identified in the LOMR. 

3. Approval of these land use requests shall be subject to the results of a Resource Protection Area 
(RPA) delineation study indicating that no proposed areas of disturbance encroach into the revised 
RPA resulting from the Northfax Project. Any such encroachments may be subject to an 
additional Special Use Permit contingent on the requirements of the Zoning Ordinance. 

4. The applicant shall relocate the existing bus stop and shelter to an alternate location within general 
proximity to the existing location should relocation be necessary due to other modifications to the 
site. The new bus stop location shall be improved to meet all local and federal design standards. 

5. Left turn access from the eastern-most driveway to eastbound Fairfax Boulevard shall be restricted 
through a combination of signage and/or physical elements. 

6. An additional pedestrian accessway shall be provided near the eastern-most driveway connecting 
the Fairfax Boulevard sidewalk to Building 3. The specific location of this accessway shall be 
determined during the administrative site plan review period. 

7. The design of the eastern driveway shall be revised to provide a layout that is functional and 
reasonable to the satisfaction of the Director of Public Works. Should this revision require 
disturbance in the floodplain, the applicant shall apply for a Special Use Permit to City Council. 

8. Where provided, tree cells shall be sized to adequately support the type of tree planted subject to 
manufacturer recommendations. 

9. Additional ornamental trees shall be provided along the site’s Fairfax Boulevard frontage if where 
approved by the Director of Public Works.  

10. All hollies proposed along the site’s Eaton Place frontage, except those used for screening 
transformers or other mechanical equipment, shall be replaced with ornamental trees. 

11. Additional ornamental trees shall be provided within 20 feet of the property line along the site’s 
Eaton Place frontage so that all ornamental trees are spaced a maximum of 50 feet apart from the 
existing bus shelter to the proposed parking lot island approximately 220 feet to the west. Any 
resulting loss of parking spaces to accommodate this condition shall be deemed in conformance with 
the approved plan. 

12. A handrail, barrier or low fencing shall be provided along Eaton Place with a design that exhibits 
characteristics of demonstrated architectural aesthetic durability, subject to approval by the Director 
of Community Development and Planning. The handrail may include masonry piers, lighting 
features, vegetation or other elements that provide high quality screening of adjacent parking and 
service areas on the site in place of otherwise required landscaping elements. 

13. The required Construction Management Plan shall include requirements for an opaque wrap of 
construction fencing and signage identifying the project and providing contact information for the 
developer and/or general contractor. All signage and fencing wrap shall be approved by the 
Director of Community Development and Planning. 

14. All trees and shrub sizes shall meet the standards of the Zoning Ordinance at the time of planting. 
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Special Exception Resolution/ Regency Centers, LLC 

 
The motion to adopt the resolution was approved ____. 
 
 
           
                 ______________________________ 
         Mayor 
 
       ______________________________ 
         Date 

 
 
Votes 

 
Councilman DeMarco   ____ 
Councilman Drummond  ____ 
Councilman Greenfield  ____ 
Councilmember Miller     ____ 
Councilmember Schmidt  ____ 
Councilman Stehle   ____ 
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Special Exception Resolution/ Regency Centers, LLC 

City Council 
City of Fairfax 

 
PROPOSED RESOLUTION 2017 - ______ 

DENIAL 
 
RESOLUTION TO DENY THE REQUEST OF REGENCY CENTERS LLC, BY EVAN 
PRITCHARD, ATTORNEY-IN-FACT, FOR SPECIAL EXCEPTIONS TO CITY CODE TO: 
 

1. ALLOW A SIDEWALK THAT DOES NOT MEET THE MINIMUM WIDTH 
REQUIRED BY SECTION 110-4.4.4.A.1; 

2. ALLOW PROPERTY STREET FRONTAGES WITHOUT A 10 FOOT WIDE 
LANDSCAPE STRIP OR STREET TREES AS REQUIRED BY SECTION 110-4.5.6.B; 

3. REDUCE THE MINIMUM DIMENSIONS FOR PARKING ISLANDS PERMITTED 
BY SECTION 110-4.5.7.D; 

4. PROVIDE NO PARKING LOT PERIMETER LANDSCAPING IN AREAS WHERE 
REQUIRED BY SECTION 110-4.5.7.C.1; 

5. REDUCE THE MINIMUM FRONT YARD WITH REQUIRED BY SECTION 110-
3.6.2. 

 
ON THE PREMISES KNOWN AS 10334-10406 FAIRFAX BOULEVARD AND MORE 
PARTICULARLY DESCRIBED AS TAX MAP PARCEL(S) 57-2-02-028 THROUGH 57-2-02-
031. 
 

WHEREAS, Regency Centers LLC, by Evan Pritchard, attorney-in-fact, has submitted 
Application No. SE-16120067 requesting Special Exceptions to the City Code as listed above; and  

 
 WHEREAS, City Council has carefully considered the application, the recommendation 
from Staff and testimony received at the public hearing; and 
 
 WHEREAS, City Council has determined that the proposed Special Exceptions are not 
appropriate because the proposal does not meet the requisites established by City of Fairfax Code 
Section 110-6.17 for the following reasons: 
 

[City Council should choose one or more of the following as appropriate:] 
 
1. The proposal does not ensure the same general level of land use compatibility as the 

otherwise applicable standards;  
2. The proposal materially and adversely affects adjacent land uses and the physical character of 

uses in the immediate vicinity of the proposed development because of inadequate 
transitioning, screening, setbacks and other land use considerations;  

3. The proposal is not consistent with the purposes and intent of the city code and the 
comprehensive plan;   

4. The proposal is not based on the physical constraints and land use specifics, rather than on 
economic hardship of the applicant.  
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Special Exception Resolution/ Regency Centers, LLC 

 
 

 
 NOW, THEREFORE, BE IT RESOLVED by the City Council of the City of Fairfax on 
this 11th day of July, 2017, that Application No. SE-16120067 be and hereby is DENIED. 
 
The motion to adopt the resolution was approved _________. 
 
 
              
                 ______________________________ 
         Mayor 
 
       ______________________________ 
         Date 
 
 
 
 
 

Votes 
 
Councilman DeMarco   ____ 
Councilman Drummond  ____ 
Councilman Greenfield  ____ 
Councilmember Miller     ____ 
Councilmember Schmidt  ____ 
Councilman Stehle   ____ 
 
 
 
 



  ATTACHMENT 11 

            
11.  MOTIONS: 
 
 
ATTACHMENTS: [City Council should act first on the Special Exception requests, followed by 
the Subdivision Appeal, then the Certificate of Appropriateness.  If City Council agrees with the 
staff recommendations for approval, then Motions 11A, 11C and 11E are appropriate.] 
 

11A. Motion to approve special exceptions. 
11B. Motion to deny special exceptions. 
 
11C. Motion to approve the administrative appeal to the Zoning Administrator’s determination 

regarding variations and exceptions to sidewalk width. 
11D.  Motion to deny the administrative appeal to the Zoning Administrator’s determination 

regarding variations and exceptions to sidewalk width. 
 
11E.  Motion to approve issuance of a Certificate of Appropriateness. 
11F. Motion to deny issuance of a Certificate of Appropriateness. 
 
 
 

 



Sample Motion – Special Exception  
 

 

APPROVAL OF 
SPECIAL EXCEPTIONS SE-16120067 

(Recommended by Staff) 
 

I MOVE THAT THE CITY COUNCIL ADOPT THE ATTACHED RESOLUTION TO 

APPROVE THE REQUEST REGENCY CENTERS LLC, APPLICANT, BY EVAN 

PRITCHARD, ATTORNEY-IN-FACT, FOR SPECIAL EXCEPTIONS TO ALLOW A 

SIDEWALK THAT DOES NOT MEET THE MINIMUM REQUIREMENTS OF CITY CODE 

SECTION 110-4.4.4., TO ALLOW PROPERTY STREET FRONTAGES WITHOUT A TEN-

FOOT WIDE LANDSCAPE STRIP AND WITHOUT STREET TREES AS REQUIRED BY 

CITY CODE SECTION 110-4.5.6.B, TO REDUCE THE DIMENSIONS FOR PARKING LOT 

ISLANDS REQUIRED BY CITY CODE SECTION 110-4.5.7.D, TO PROVIDE NO 

PARKING LOT PERIMETER LANDSCAPING WHERE REQUIRED BY CITY CODE 

SECTION 110-4.5.7.C.1, AND TO ALLOW A REDUCTION IN THE MINIMUM FRONT 

YARD WIDTH REQUIRED BY CITY CODE SECTION 110-3.6.2., ON THE PREMISES 

KNOWN AS 10334-10406 FAIRFAX BOULEVARD AND MORE PARTICULARLY 

DESCRIBED AS TAX MAP PARCEL(S) 57-2-02-028 THROUGH 57-2-02-031 SUBJECT TO 

THE FOLLOWING CONDITIONS: 

 
1. Final plans shall be in substantial conformance with the General Development Plan dated June 27, 

2017 and as modified through the following conditions.  
2. Approval of these land use requests shall be subject to issuance of a Letter of Map Revision 

(LOMR) by the Federal Emergency Management Agency declaring that the extent of the flood 
plain on the site has been modified as a result of the Northfax Transportation and Stormwater 
Improvements Project (Northfax Project). The applicant may be required to request a Special Use 
Permit for disturbance in the floodplain if any areas proposed for disturbance are located within 
the revised floodplain boundary identified in the LOMR. 

3. Approval of these land use requests shall be subject to the results of a Resource Protection Area 
(RPA) delineation study indicating that no proposed areas of disturbance encroach into the 
revised RPA resulting from the Northfax Project. Any such encroachments may be subject to an 
additional Special Use Permit contingent on the requirements of the Zoning Ordinance. 

4. The applicant shall relocate the existing bus stop and shelter to an alternate location within general 
proximity to the existing location should relocation be necessary due to other modifications to the 
site. The new bus stop location shall be improved to meet all local and federal design standards. 

5. Left turn access from the eastern-most driveway to eastbound Fairfax Boulevard shall be 
restricted through a combination of signage and/or physical elements. 

ATTACHMENT 11A 



Sample Motion – Special Exception   
 

 

6. An additional pedestrian accessway shall be provided near the eastern-most driveway connecting 
the Fairfax Boulevard sidewalk to Building 3. The specific location of this accessway shall be 
determined during the administrative site plan review period. 

7. The design of the eastern driveway shall be revised to provide a layout that is functional and 
reasonable to the satisfaction of the Director of Public Works. Should this revision require 
disturbance in the floodplain, the applicant shall apply for a Special Use Permit to City Council. 

8. Where provided, tree cells shall be sized to adequately support the type of tree planted subject to 
manufacturer recommendations. 

9. Additional ornamental trees shall be provided along the site’s Fairfax Boulevard frontage if where 
approved by the Director of Public Works.  

10. All hollies proposed along the site’s Eaton Place frontage, except those used for screening 
transformers or other mechanical equipment, shall be replaced with ornamental trees. 

11. Additional ornamental trees shall be provided within 20 feet of the property line along the site’s 
Eaton Place frontage so that all ornamental trees are spaced a maximum of 50 feet apart from the 
existing bus shelter to the proposed parking lot island approximately 220 feet to the west. Any 
resulting loss of parking spaces to accommodate this condition shall be deemed in conformance with 
the approved plan. 

12. A handrail, barrier or low fencing shall be provided along Eaton Place with a design that exhibits 
characteristics of demonstrated architectural aesthetic durability, subject to approval by the Director 
of Community Development and Planning. The handrail may include masonry piers, lighting 
features, vegetation or other elements that provide high quality screening of adjacent parking and 
service areas on the site in place of otherwise required landscaping elements. 

13. The required Construction Management Plan shall include requirements for an opaque wrap of 
construction fencing and signage identifying the project and providing contact information for the 
developer and/or general contractor. All signage and fencing wrap shall be approved by the 
Director of Community Development and Planning. 

14. All trees and shrub sizes shall meet the standards of the Zoning Ordinance at the time of planting. 
 
 
 



Sample Motion – Special Exception  
 

 

 
DENIAL OF 

SPECIAL EXCEPTIONS SE-16120067 
 

I MOVE THAT THE CITY COUNCIL ADOPT THE ATTACHED RESOLUTION TO DENY 

THE REQUEST OF REGENCY CENTERS LLC, APPLICANT, BY EVAN PRITCHARD, 

ATTORNEY-IN-FACT, FOR SPECIAL EXCEPTIONS TO ALLOW A SIDEWALK THAT 

DOES NOT MEET THE MINIMUM REQUIREMENTS OF CITY CODE SECTION 110-

4.4.4., TO ALLOW PROPERTY STREET FRONTAGES WITHOUT A TEN-FOOT WIDE 

LANDSCAPE STRIP AND WITHOUT STREET TREES AS REQUIRED BY CITY CODE 

SECTION 110-4.5.6.B, TO REDUCE THE DIMENSIONS FOR PARKING LOT ISLANDS 

REQUIRED BY CITY CODE SECTION 110-4.5.7.D, TO PROVIDE NO PARKING LOT 

PERIMETER LANDSCAPING WHERE REQUIRED BY CITY CODE SECTION 110-

4.5.7.C.1, AND TO ALLOW A REDUCTION IN THE MINIMUM FRONT YARD WIDTH 

REQUIRED BY CITY CODE SECTION 110-3.6.2., ON THE PREMISES KNOWN AS 10334-

10406 FAIRFAX BOULEVARD AND MORE PARTICULARLY DESCRIBED AS TAX MAP 

PARCEL(S) 57-2-02-028 THROUGH 57-2-02-031 FOR THE FOLLOWING REASONS: 

 
[City Council should choose one or more of the following as appropriate:] 
 
 
1. The proposal does not ensure the same general level of land use compatibility as the 

otherwise applicable standards;  
2. The proposal materially and adversely affects adjacent land uses and the physical character of 

uses in the immediate vicinity of the proposed development because of inadequate 
transitioning, screening, setbacks and other land use considerations;  

3. The proposal is not consistent with the purposes and intent of this chapter and the 
comprehensive plan;   

4. The proposal is not based on the physical constraints and land use specifics, rather than on 
economic hardship of the applicant.  
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Sample Motion – Subdivision Appeal  
 

 

APPROVAL OF 
SUBDIVISION APPEAL 
(Recommended by Staff) 

 

I MOVE THAT THE CITY COUNCIL APPROVE THE REQUEST BY EVAN PRITCHARD, 

ATTORNEY-IN-FACT, ON BEHALF OF REGENCY CENTERS LLC, APPLICANT, TO 

APPEAL THE DETERMINATION BY THE ZONING ADMINISTRATOR THAT THE 

SIDEWALK WIDTHS REQUIRED BY SECTION 2.3 OF THE SUBDIVISION ORDINANCE 

MUST BE SATISFIED AS APPLICABLE, SUBJECT TO THE FOLLOWING CONDITION: 

 
1. Final plans shall be in substantial conformance with the General Development Plan dated 

June 27, 2017 as approved by the City Council on July 11, 2017 in accordance with the 
Zoning Ordinance and any special exceptions authorized therewith. 

2. This appeal shall only be valid for the subdivision application associated with special 
exception application SE-16120067 for the premises known as 10334-10406 Fairfax 
Boulevard and more particularly described as tax map parcel(s) 57-2-02-028 through 57-2-
02-031  
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Sample Motion – Subdivision Appeal   
 

 

 
DENIAL OF 

SUBDIVISION APPEAL 
 

I MOVE THAT THE CITY COUNCIL DENY THE REQUEST BY EVAN PRITCHARD, 

ATTORNEY-IN-FACT, ON BEHALF OF REGENCY CENTERS LLC, APPLICANT, TO 

APPEAL THE DETERMINATION BY THE ZONING ADMINISTRATOR THAT THE 

SIDEWALK WIDTHS REQUIRED BY SECTION 2.3 OF THE SUBDIVISION ORDINANCE 

MUST BE SATISFIED AS APPLICABLE FOR THE FOLLOWING REASONS: 

 
[City Council should choose one or more of the following as appropriate:] 
 
 
1. The proposal does not ensure the same general level of land use compatibility as the 

otherwise applicable standards;  
2. The proposal materially and adversely affects adjacent land uses and the physical character of 

uses in the immediate vicinity of the proposed development because of inadequate 
transitioning, screening, setbacks and other land use considerations;  

3. The proposal is not consistent with the purposes and intent of this chapter and the 
comprehensive plan;   

4. The proposal is not based on the physical constraints and land use specifics, rather than on 
economic hardship of the applicant.  
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Sample Motion – Certificate of Appropriateness  
 

 

APPROVAL OF 
CERTIFICATE OF APPROPRIATENESS 

(Recommended by Staff) 
 

I MOVE THAT THE CITY COUNCIL APPROVE THE REQUEST BY NATHAN BATH, ON 

BEHALF OF REGENCY CENTERS LLC, APPLICANT, REGARDING CASE NUMBER 

BAR-17010015, FOR A CERTIFICATE OF APPROPRIATENESS, IN ACCORDANCE WITH 

SECTION 110-6.5.6.B OF THE CITY CODE, ON THE PREMISES KNOWN AS 10334-10406 

FAIRFAX BOULEVARD AND MORE PARTICULARLY DESCRIBED AS TAX MAP 

PARCEL(S) 57-2-02-028 THROUGH 57-2-02-031, SUBJECT TO THE FOLLOWING 

CONDITIONS (AS MAY BE AMENDED BY CITY COUNCIL): 

 
1. The proposed modifications shall be subject to the conditions recommended by the Board 

of Architectural Review on July 5, 2017. 
2. The Applicant shall secure any required code administration and zoning approvals before 

commencing work. 
3. The proposed modifications shall be in general conformance with the application package 

received by staff on June 14, 2017, and as updated through June 29, 2017, except as may be 
modified by the City Council, the Director of Community Development and Planning, 
Zoning, or the Building Official. 
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Sample Motion – Certificate of Appropriateness   
 

 

 
DENIAL OF 

CERTIFICATE OF APPROPRIATENESS  
 

I MOVE THAT THE CITY COUNCIL APPROVE THE REQUEST BY NATHAN BATH, ON 

BEHALF OF REGENCY CENTERS LLC, APPLICANT, REGARDING CASE NUMBER 

BAR-17010015, FOR A CERTIFICATE OF APPROPRIATENESS, IN ACCORDANCE WITH 

SECTION 110-6.5.6.B OF THE CITY CODE, ON THE PREMISES KNOWN AS 10334-10406 

FAIRFAX BOULEVARD AND MORE PARTICULARLY DESCRIBED AS TAX MAP 

PARCEL(S) 57-2-02-028 THROUGH 57-2-02-031 FOR THE FOLLOWING REASONS: 

 
[City Council should choose one or more of the following as appropriate:] 
 
 
1. The proposal is not consistent with the applicable provisions of the City Code, any adopted 

design guidelines or the Community Appearance Plan; 
2. The proposal does not exhibit a combination of architectural elements, including design, 

line, mass, dimension, color, material, texture, lighting, landscaping, roof line, or height 
conforming to accepted architectural principles or exhibit external characteristics of 
demonstrated architectural aesthetic durability.  
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