
MEMORANDUM 

To: Chairman Cunningham and Members of the 
Planning Commission 

From: Kelly O’Brien, Senior Planner 

Through: Jason D. Sutphin, Community Development Division Chief 
Brooke Hardin, Director of Community Development and Planning 

Subject: Work Session – Fairfield Fairfax Gateway 
11101 & 11091 Fairfax Boulevard 11160 Lee Highway 
Z-18-00121, SU-18-00122, SE-18-00123

Meeting 
Date: April 09, 2018 

The attached documents are inclusive of all materials for the Planning Commission work 
session on the above-referenced items, including a staff report on the proposal and the entire 
application as submitted.  This memorandum serves to provide explanation of these materials 
and the actions required by the Planning Commission.  

The applicant requests amendments to the General Development Plan and associated Proffers 
to amend the 2015 approved plan to redevelop the 8.33-acre site with multifamily apartments 
and retail commercial.  The proposal requires City Council approval of a General 
Development Plan Amendment/Proffer Amendment, Special Use Permits, and Special 
Exceptions. City Code requires that the Planning Commission conduct a public hearing to 
provide recommendation to the City Council on the General Development Plan and Proffer 
Amendments. The applicant has requested this work session to gain initial feedback from the 
Planning Commission before proceeding with design refinements. A public hearing will be 
scheduled at a later date.  

Meeting Date: 04/09/2018
 Agenda Item: 9a.
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WORK SESSION DATE 
 

April 09, 2018 

APPLICANT 
 

FF Realty IV LLC 

AGENT 
Sara V. Mariska 
Attorney-in-fact 

PARCEL DATA 
 
Tax Map IDs 
57-1-2-27, 31, 31A, & 31B 
 
Street Addresses 
11101 & 11091 Fairfax Boulevard 
11160 Lee Highway 
 
Zoning Districts 
CR (p) 
 

APPLICATION SUMMARY 
The applicant requests a work session to discuss amendments to the 
General Development Plan and Proffers previously approved for the 
subject site. The revised GDP proposes the same number of 
residential units as previously approved including the proffered 
affordable units, however, the square footage of proposed commercial 
has been reduced from 29,000 square feet to 19,136 square feet. 
 
The applicant requests consideration of the following land use actions.   
 
Proffer Amendment: 

1. Amendment to Rezoning Z-13070069, approved February 25, 
2015 by City Council. 

 
Special Use Permits to: 

1. Permit Multi-family Residential Use in CR District; and 
2. Permit Upper Story Residential/Mixed Uses in CR District. 

 
Special Exceptions to:  

1. Reduce the percentage of ground floor non-residential uses for 
upper story residential/mixed use buildings; 

2. Reduce the number of required parking spaces for multi-family 
buildings; 

3. Reduce the number of required parking spaces for upper story 
residential/mixed use buildings;  

4. Increase the maximum building height;  
5. Eliminate requirement of sidewalks on both sides of streets; 
6. Modify the required street tree requirements; and 
7. Reduce the required perimeter parking lot landscaping. 
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BACKGROUND INFORMATION  
The subject site is located in Kamp Washington, situated between Fairfax Boulevard and Lee Highway, and is 
immediately to the west of the Jermantown Cemetery   The site is improved with five commercial buildings 
located on four separate parcels located within the CR District that make up the site total 8.33-acres. There is 
no Resource Protection Area (RPA) or floodplain located on the site.  
 
The surrounding properties are described as follows: 
 

Direction Existing Zoning Current Use Comprehensive Plan 
Designation 

North  CR Office/Commercial Business Commercial 

East  CR 
Cemetery 

Office 
Retail 

Open Space-Conservation 
Mixed Use 

South  CR Retail Business Commercial 

West CR 
IH 

Commercial 
Industrial 

Mixed Use  
  

 
The subject site has most recently been used for motor vehicle related businesses, and a former productions 
and manufacturing company vacated the larger warehouse structure in 2012.  
 
2015 APPLICATION (Z-13070069, SU-13070066, SE-13070064, V-13070069) 
In 2015 the City Council approved the request of Novus Fairfax Gateway, LLC to rezone the properties 
from C-2 Retail Commercial, I-2 Industrial and Highway Corridor Overlay District to C-2 Retail Commercial 
with proffers, to redevelop the entire site with a mixed-use project of 403 apartment units and 29,000 square 
feet of commercial use, inclusive of 25,000 square feet of retail and restaurant and 4,000 square feet of office. 
The site was configured with five individual buildings connected by pedestrian bridges. Quality architecture 
was proposed for all sides of each building, with building heights stepping up from three stories along Fairfax 
Boulevard and Lee Highway, to the central parking structure at seven levels.  The proposed parking structure 
was surrounded by building façades on all sides, inclusive of residential and commercial uses, with a 
swimming pool on the top deck of the parking structure.  The office space was located in the center of the 
site in Building 500 facing the internal road and the restaurant and retail was split between the Lee Highway 
frontage of Building 400 and the Fairfax Boulevard frontages of Buildings 600 and 200. The proposed site 
layout included an internal street network consisting of a main north to south curvilinear spine that 
connected Lee Highway to Fairfax Boulevard, traffic calming measures including a roundabout at the 
entrance to Fairfax Boulevard, and future road connections to adjacent parcels to both the east and west.  See 
Figure 1 below for the previously approved site layout. 
 
A copy of the staff report and City Council approval for Z-13070069 are attached (see Attachment 3).    
 
PROJECT PROPOSAL  
The applicant proposes to maintain the 403 multifamily apartment units including the proffered 24 affordable 
units.  The current proposed unit mix is 49 studio (12%), 180 one-bedroom (45%), 162 two-bedroom (40%) 
and 12 three-bedroom (3%) units dispersed throughout the four buildings. The previous approval proposed a 
unit mix of 46% one-bedroom and 54% two-bedroom. 
 
The commercial space provided has been reduced from the 29,000 square feet approved to 19,136 square feet. 
The previously approved 4,000 square feet of office space for a non-profit group is still included. The 
remaining 15,136 square feet of commercial space is proposed as restaurant and general ground floor retail. 
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The applicant proposes to modify the previously approved plans by 
• Removing the two-story Building 200 located southeast of the roundabout; 
• Modifying the footprint of Building 300 located along the eastern boundary line of the property; 
• Relocating the swimming pool from the rooftop of the garage, Building 100, to the ground level 

behind Building 300; 
• Relocating the proposed office space from Building 500 to Building 600; 
• Removing the ground level podium parking under building 400 fronting on Lee Hwy; 
• Removing the pedestrian bridges connecting buildings 500 to 300 and 600; 
• Replacing the proposed commercial uses along Lee Hwy with residential units from Building 200; 
• Revising the proposed landscaping and streetscape, including removing all previously approved water 

features; and 
• Modifying the building elevations. 

 
FIGURE 1. Previously approved site layout. 

 
FIGURE 2. Current proposed layout. 
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The proposed commercial space is located solely in Building 600 fronting Fairfax Boulevard and the internal 
roundabout.  The proposed building height varies, with three and four story buildings fronting Lee Highway 
and Fairfax Boulevard, and five and six story buildings central to the site.  The entire parking structure is 
proposed to be wrapped with residential uses and facades. Although previous renderings have depicted an 
active street front with what appear to be commercial tenant spaces facing the interior of the site along the 
eastern side of the parking deck, those spaces are ancillary services and amenities for the apartments.   
 
The proposed site access from Lee Highway and Fairfax Boulevard have not changed from the signalized 
entrance on Fairfax Boulevard and the right in/right out on Lee Highway. The plans still provide for 
connections to adjacent properties should those properties redevelop. The parking for the residential and 
commercial uses is primarily provided in the 6-level parking garage and supplemented by 50 spaces of on-street 
parallel parking located throughout the site. Total parking being provided in the garage and on-street totals 735 
spaces. The previously approved plan had additional podium parking in Buildings 400 and 600. The applicant 
is requesting a special exception to reduce the parking requirement for multifamily and upper story residential 
to a flat 1.6 spaces per unit as was previously approved, where the zoning ordinance requires 1.25 spaces per 
efficiency (studio) unit in mixed use buildings with upper story residential, 1.5 spaces per unit of 1 bedroom or 
less and 2.0 spaces per unit of 2 bedroom or more. The applicant has not provided a detailed parking 
breakdown at this time, however, based on the unit information staff received by email, staff has analyzed the 
parking requirements in the preliminary analysis included as Attachment 1.  
 
 
LAND USE REQUESTS 
The applicant has requested the following Council actions, which are subject to change pending staff review 
of a complete conceptual development plan: 

1. Proffer/GDP Amendment to Rezoning Z-13070069, approved February 25, 2015 by the City 
Council;  

2. Special Use Permit to permit Multi-Family Residential Use in CR District pursuant to Sec 110-3.3. 
l(B) - Permit Multi-family Residential Use in CR District; 

3. Special Use Permit to permit Upper Story Residential/Mixed Uses in CR District pursuant to Sec 
110-3.3. l(B); 

4. Special Exception to reduce the percentage of ground floor area used solely for nonresidential uses 
in upper story residential/mixed use buildings required by Sec. 110-3.5.l(D)(l )(B);  

5. Special Exception to reduce the number of required parking spaces required by Sec. 110-4.2.3; 
6. Special Exception to increase the maximum building height to five stories with an above grade 

maximum height of 69 feet where height is limited to five stories and 60 feet by Sec. 110-3.6.2; 
7. Special Exception to eliminate the requirement that sidewalks be required on both sides of all local 

streets required by Section 110-4.4.4.(A)(l);  
8. Special Exception to modify the landscaping requirements for a minimum of ten foot wide 

landscape strips along all streets and street trees at the rate of one canopy tree for every 40 linear feet 
and spaced a maximum of 50 feet apart as required by Sec. 110-4.5.6(8); and 

9. Special Exception to modify the perimeter parking lot landscaping as required by Sec. 110-4.5.7(C)(l). 
 
 
ANALYSIS  
Preliminary analysis of the proposal may be found in Attachment 1.  
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WORK SESSION ANALYSIS  

Novus Fairfax Gateway 
Z-18-00121, SU-18-00122, SE-18-00123 

 
Staff seeks input from the Planning Commission and City Council on the following items 
that are currently under review and discussion.   At this time, the applicant has submitted 
plans for staff review which is underway as well as for discussion at the work sessions with 
the City Council and Planning Commission.    
 
Land Use 
The site is located at the center of the Kamp Washington triangle, directly in line with Bevan Drive, 
and has frontage along both Fairfax Boulevard and Lee Highway. The subject site is immediately 
surrounded by a mixture of commercial and industrial uses, along with the Jermantown Cemetery.   
The application encompasses the 8.33-acre subject site, inclusive of a vacant warehouse, vehicle 
storage, and vehicle sales and service, which would all be replaced by the proposed uses.  
 
The proposed development would result in 403 multifamily dwelling units at a density of 48.4 units 
per acre based on an 8.33-acre site.  The proposed revised development would contain 19,136 
square feet of commercial uses, of which 15,136 square feet is proposed as restaurant and retail and 
4,000 square feet is proposed as a non-profit office. This is a reduction of 9,864 square feet of 
commercial uses from the previous approval.   
 
The Future Land Use Map of the Comprehensive Plan designates this site and the areas surrounding 
as Mixed Use (Page 180). 
 

Mixed Use 

“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… In addition, residential uses should not be the 
dominate ground-floor use within any of the mixed use districts.” 

The most area-specific Land Use section text states (page 170-171):  
 

a. Kamp Washington 

“The Kamp Washington area is a triangle at the western City gateway, bounded by Route 29 
(Lee Highway) and Route 50 (Fairfax Boulevard), and extending westward of Jermantown Road 
to the City limits. The desired land use is commercial and mixed-use.  

In the long term, parcels within the Kamp Washington triangle should be consolidated and 
redeveloped with a mix of retail, office and residential uses. The center of this triangle is nearly 
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unique in the City with respect to the combination of its commercial use and its distance from 
existing single-family neighborhoods. Of critical importance will be efficient transportation and 
quality architectural elements of a large-scale development. The project should present a 
compatible development pattern with a distinctive entry feature that identifies this site as the 
City’s western gateway.  

As in the Boulevard’s other Centers, the Kamp Washington triangle is appropriate for 
redevelopment of between two to five stories, with the higher buildings being concentrated 
towards the interior of the triangle, transitioning to a lower scale along the Lee Highway and 
Fairfax Boulevard frontages.” 

The revised plans have removed the ground floor retail from the Lee Highway frontage, a major 
arterial road, and replaced it with residential units. All of the proposed commercial uses are shown in 
Building 600 fronting on Fairfax Boulevard. Much of the ground floor internal to the site is 
dedicated to residential uses including amenities. The residential use, as proposed, exceeds the 
commercial use on the ground floor. 
 
The applicant’s revised plans no longer provide a balance of uses based on the site configuration and location, which is 
central to the Kamp Washington triangle. Further discussion of the proposed mix of uses and development proposal is 
requested.  
 
Economy 
The Comprehensive Plan calls out the importance and impact of retail uses on the economic viability 
of the City (Page 37): 
 

“The City has a substantial economic core of small retail businesses. Despite their small size, 
many of these businesses are important well beyond the City limits due to the specialization 
of their merchandise.  In many cases a number of these specialized businesses exist close to 
other stores of their type, leading the City to be a major regional center for shopping for 
certain types of goods.  Thanks both to these regional stores, and to the locally-oriented 
ones, retail sales taxes are responsible for a significant portion of the City’s total annual 
revenues. However, it is important that the buildings and centers that house the City’s retail 
activity remain productively used and up-to-date.  The retention, expansion and upgrading of 
this retail infrastructure is the focus of the City’s economic development program.  This 
approach will inevitably lead to long-term economic growth and reinforce the City’s market 
niche. 

The City’s retail sales activity is mostly carried out in three main areas.  Foremost in terms of 
sales and activity is the Fairfax Boulevard Corridor, which includes focal points such as 
Fairfax Circle, Northfax and Kamp Washington.”   

 
The previously approved proffers allow for conversion of up to 17,000 square feet of ground level 
amenities to commercial uses without necessitating an amendment to the proffers or plan. However, 
the proposed changes to the architecture including floor height and material uses do not support 
future conversion as they did in the previously approved plans. 
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Staff believes that the applicant’s proposal to remove commercial uses from the Lee Highway frontage is not in 
conformance with the Comprehensive Plan. Furthermore, the reduction of commercial space proposed limits the 
potential for this site to become a destination for services that would draw from the surrounding community. Residential 
uses on the ground floor for the majority of the site will not create the level of activity on the street to make a pedestrian 
friendly environment and draw people in the way it was previously approved with commercial uses spread out through 
the site. Staff believes that maintaining a commercial presence is important given that a retail building along Fairfax 
Boulevard is proposed to be removed. 
 
Parks, Recreation, and Open Space 
Multiple open space areas are proposed internal to the site.  Most of these spaces would be dedicated 
to passive use. The contemplative landscaped space provided immediately east of the Jermantown 
cemetery remains mostly as previously approved with the exception of replacement of the water 
feature with paved seating area. The swimming pool has been moved from the parking deck roof to 
behind Building 300 along the eastern property edge. A dog park has been added to the south of 
Building 300. The site where Building 200 was previously proposed has been converted to a new park 
with lawn area and paved seating area.  The center of the roundabout has changed from a large water 
fountain and paved sitting area to open lawn and trees. The “linear parks” along Fairfax Boulevard 
and Lee Highway have more green space and less paving than previously approved. All water features 
previously proposed in the linear parks have been removed.  
 
The applicant has not indicated any changes to the approved proffer to provide $250 per residential 
dwelling unit for improvements to Kutner Park and parks in the Westmore community. 
  
Staff believes the applicant has provided ample open space opportunities on site as well as providing for improvements off 
site. However, staff recommends the applicant turn the Olmsted Park open space area into a more active space for 
residents and visitors. Public art could still be incorporated into the space with a piece that is more functional and 
interactive.  
 
Site Layout, Streets and Parking 

No changes are proposed to the curvilinear internal street network or roundabout at the entrance to 
Fairfax Boulevard. The proposed layout continues to provide for connections to the east and west, 
which is envisioned by Comprehensive Plan and Master Plan, and serves to create smaller blocks. 
The applicant continues to propose setting aside reservations of land to the City for future 
boulevard style slow lanes should that concept be implemented in the Kamp Washington area. 
 
Parking is proposed primarily in the parking garage internal to Building 500 with additional parallel 
parking spaces along the internal street network. The parking podium previously approved on the 
ground level of Building 400 adjacent to Lee Highway has been removed. The parking on the 
ground level of Building 600 adjacent to Fairfax Boulevard, where all of the commercial uses are 
proposed, has been removed as well from the previously approved plans. The parking garage 
provides 685 spaces and 50 on-street spaces are provided in addition to 12 loading spaces. 
 
The applicant has not provided a detailed parking breakdown at this time, however, based on the 
unit information staff received by email, the commercial uses would require 90 parking spaces, 
which leaves 645 parking spaces for the residential use, at a ratio of 1.6 parking spaces per unit.  
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Based on the zoning ordinance requirements of 1.25 spaces per efficiency (studio) unit in mixed use 
buildings with upper story residential, 1.5 spaces per unit of 1 bedroom or less and 2.0 spaces per 
unit of 2 bedroom or more, 692 spaces would be required for the residential units. However, if the 
City takes ownership of the internal roads in the future, the 50 parallel spaces would not be included 
in the parking count for the project and would increase the deficiency to 97 spaces or 12.4% and 
decreasing the ratio of spaces per unit to 1.47. 
 
Previously approved Proffer 11D allows the applicant to use whatever methods deemed appropriate 
to ensure on-street parking spaces are unreserved and time limited to ensure availability for 
commercial patrons. 
 
Staff believes parking reduction requested is reasonable as currently proposed, however the location of parking in 
relation to the commercial space is less than ideal. Staff is concerned about visitors to the site finding parking. 

 
Architecture 
Overall there is a reduction in the amount of masonry materials proposed for the building 
elevations. The colored metal panels and synthetic wood panels proposed for the ground floor 
amenity space of Building 500 have been removed. There is a reduction in the variation of window 
styles and groupings including the removal of some areas of bay windows. With the removal of the 
podium parking and retail spaces from the ground level of Building 400, the architecture of this 
building has been revised the most of all of the buildings. The use of large scale masonry block has 
been eliminated, specifically at the archway base. The proposed wall murals facing Olmsted Park 
have been removed as that space is now residential units with windows. The pedestrian bridges 
connecting Buildings 600 and 300 to 500 and ultimately the parking garage have been removed.  
 
The Board of Architectural Review held a work session to review the updated plans with the 
applicant on March 28, 2018. Comments included concurrence with the decision to remove Building 
200 to provide more open space, concern that the material quality of the architecture is not being 
carried forward from previous approval, desire to ensure the project fit into the fabric of the City 
while maintaining its own identity, and questions about screening and privacy for ground floor 
residential units.  
 
Although signage is shown, specific information as not been included and it is anticipated that there 
may be Special Exception requests for signage.  
 
Staff believes that the proposed elevations and renderings present an overall architectural style that could be supported 
by the Community Appearance Plan. The Board of Architectural Review requested changes to the amount of brick 
proposed on the facades. Additional discussion on the building form and architecture is recommended.  
 
Proffered Conditions 
The applicant has not submitted a copy of revised proffer conditions at this time.  Changes made in 
the GDP as well as zoning requirements that have changed since the previous approval will require 
amendments and deletions to some of the approved proffers. The applicant has stated there are no 
changes proposed to the affordable housing that was previously approved. 
 
Discussion with regard to the proffered conditions that may be removed or amended by the applicant is requested. 
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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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The Applicant requests approval of the following land use applications: 

Proffer Amendment: 

1. Amendment to Rezoning Z-13070069, approved February 25, 2015 by the City
Council.

Special Use Permits: 

1. Section 110-3.3. l(B) - Permit Multi-family Residential Use in CR District.

2. Section 110-3.3. l(B) - Permit Upper Story Residential/Mixed Uses in CR
District.

Special Exceptions: 

1. Section 110-3.5.l(D)(l )(B) Upper Story Residential/Mixed Use - At least 75
percent of the ground floor (floor area) of upper story residential/mixed use
buildings shall be used solely for nonresidential uses. The remaining 25 percent
of the first floor may be used for residential uses and/or residential accessory uses,
such as entry lobbies and amenities; and floor height.

The Applicant requests that less than 75 percent of the ground floor (floor area) of
upper story residential/mixed use buildings be used solely for nonresidential uses
as shown on the GDP/SUP/SE Plan.

2. Section 110.4.2.3 Required Parking for Multi-family - 1.5 spaces per one or less
bedroom unit; 2 spaces per 2 or more bedroom unit.

The Applicant requests multi-family parking be based upon a ratio of 1.6 spaces
per unit.

3. Section 110-4.2.3 Required Parking for Upper Story Residential/Mixed Use
Buildings - 1.25 spaces per efficiency unit; 1.5 spaces per 1 bedroom unit; 2
spaces per 2 or more bedroom units; other uses as required herein.

The Applicant requests upper story residential/mixed use buildings parking be
based upon a ratio of 1.6 spaces per unit.

4. Section 110-3.6.2 maximum building height five (5) stories above grade, but not
more than 60 feet.

The Applicant request to allow buildings up to five (5) stories above the average
grade with an average above grade maximum height of up to sixty-nine (69) feet.
All building heights are based upon the definition of height as provided in Section
110-1.5 .11 of the Zoning Ordinance for buildings with a gable roof.



5. Section 110-4.4.4.(A)(l ) sidewalks - unless otherwise specified below, sidewalks
shall be required on both sides of all arterial, collector and local streets.

The Applicant requests to eliminate the requirement that sidewalks be required on
both sides of all local streets and be provided as generally depicted in the
GDP/SE/SUP Plan.

6. Section 110-4.5.6(8) Street Trees - In all general districts except the RL, RM, RH
and CU Districts, a minimum of 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.

The Applicant requests that street trees be provided as generally shown on the
GDP/SE/SUP Plan.

7. Section 110-4.5.7(C)(l ) Screening for Parking Adjacent to Right-of-Way - the
perimeter of all parking lots with frontage on any portion of 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.

The Applicant requests to reduce the height of the perimeter screening at planting
from 30" to 18" for both Fairfax Boulevard (Route 50) and Lee Highway (Route
29).
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