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      Agenda Item #      
 
      City Council Meeting     
 

  
 
 
TO:  Honorable Mayor and Members of City Council 
 
FROM: Robert Sisson, City Manager 
 
SUBJECT: Discussion of a request by Michael DeMarco and Joe Ricciardi for proposed use and building 

modifications on the property located at 10426 Main Street and 3981 Chain Bridge Road, also known as 
tax map # 57-4-02-101. 

 
ISSUE(S): Informal discussion of proposed uses and building modifications on the subject property. 

Separate applications for public hearings with the Board of Architectural Review and 
City Council are required to be submitted. 

 
SUMMARY: The applicant proposes to modify and add onto an existing one-story building with a 

basement in the Old Town Fairfax Historic Overlay District (HOD). Proposed uses 
include a basement level entertainment space, retail and restaurant space, and upper story 
residential. The proposal is dependent upon approval of special use permits to allow for 
upper story residential/mixed use and entertainment (final use to be determined) in the 
CR – Commercial Retail District. Based on initial analysis, staff has determined that 
special exceptions may be required, including but not limited to maximum building 
height and minimum sidewalk width in the HOD, and tree canopy coverage requirements. 

 
FISCAL IMPACT: Staff does not have a fiscal impact analysis at this time. 
 
RECOMMENDATION: Discussion 

ALTERNATIVE 
COURSE OF ACTION: City Council may choose not to conduct the discussion or defer discussion to a future 
date. 
 

RESPONSIBLE STAFF/ 
POC:    Tommy Scibilia, Planner 

Jason Sutphin, Community Development Division Chief 
Brooke Hardin, Director, Community Development & Planning 
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WORK SESSION DATE 
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Michael DeMarco 
Joe Ricciardi 

AGENT 
 
None 
 
PARCEL DATA 
 
Tax Map ID  

◊ 57 4 02 101 
 

Street Address 
◊ 10426 Main Street 

 
Zoning District 

◊ CR – Commercial Retail 
◊ HOD – Old Town Fairfax 

Historic Overlay District 
 

Location Map 

 
 

APPLICATION SUMMARY 
 
The applicant requests to modify a building in the CR – Commercial 
Retail district and the Old Town Fairfax Historic Overlay District 
(HOD). The proposal includes entertainment space in the basement 
level, retail and restaurant on the first level, and 10 residential units on 
the added second and third levels. No applications have been 
submitted at this time. 
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BACKGROUND INFORMATION  
 
The 0.33-acre site is located in the heart of the Old Town Fairfax Historic Overlay District (HOD), on 
the north side of Main Street between Chain Bridge Road to the west and University Drive to the east. 
It is currently zoned CR – Commercial Retail. The site is designated as Mixed Use on the 
Comprehensive Plan Future Land Use Map. Surrounding uses include office commercial and restaurant 
to the north, gas station and commercial retail to the south, a restaurant to the east, and commercial 
office and a bakery to the west. Table 1 provides a summary of adjacent uses. 
 

Direction Existing Zoning Current Use 
Comprehensive Plan 
Future Land Use 
Designation 

Site CR – Commercial Retail 
with HOD 

Vacant, Commercial – 
Retail (restaurant) Mixed-Use 

North CR – Commercial Retail 
with HOD 

Commercial – Office, 
Retail (Restaurant) Mixed-Use 

South CR – Commercial Retail 
with HOD 

Commercial – Retail (Gas 
Station) Mixed-Use 

East  CR – Commercial Retail 
with HOD 

Commercial – Retail 
(Restaurant) Mixed-Use 

West CR – Commercial Retail 
with HOD 

Commercial – Office, 
Retail (Bakery) Mixed-Use 

Table 1: Adjacent Property Descriptions 
 
The site is currently occupied by a 19,489 square foot building constructed in 1955 which contains a 
restaurant space facing a courtyard along Chain Bridge Road and a large, unoccupied, one-story retail 
and office space with a basement level, oriented south toward Main Street with approximately 82 feet 
of frontage. The building has been used for a variety of commercial and retail uses including office 
space, a bowling alley, printing shops, hand crafted boutiques, night clubs, and several restaurants with 
dancing and entertainment. The most recent tenant of the basement space was Icons Sports Bar and 
Grille, which opened in 2010 and ceased operations in 2012. 
 
PROJECT PROPOSAL 
 
The applicant proposes to modify and add onto an existing one-story building with a basement in the 
HOD, resulting in a three story mixed use building, at a total height of approximately 42 feet. The 
basement level would be modified to accommodate for a 9,018 square foot entertainment space, the 
use of which is to be determined; the first floor would be modified to accommodate for 4,601 square 
feet of restaurant space and 2,965 square feet of retail space; a new second floor to be added would 
accommodate for five residential units at 6,591 square feet; and the added third floor would 
accommodate for five residential units at 6,697 square feet. 
 
Entrances to the basement space would be located from the front porch area on Main Street and from 
a stairwell in the courtyard space on Chain Bridge Road. Entrances to the upper story residential units 
would be located on both the Main Street and Chain Bridge Road sides of the building. A 
loading/service area would be provided at the northeastern portion of the building, with vehicle access 
off of North Street to the north. An internal elevator would serve all four floors. 
 
The architecture is shown as a contemporary style, with a material palette including brick, large format 
masonry units, and metal panel. The north façade along Main Street would have a masonry base on the 
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first floor with the second and third floors stepped back with residential balconies. The east elevation 
would have brick on the second and third levels flanked by metal panel bays and with narrow balconies 
and fenestration for the residential units, while the base, the basement and the first floor behind the 
restaurant building to the east, would be solid masonry block. The west elevation would have a similar 
design; however, a three story portion of the building fronting the courtyard with the café entrance 
would be masonry block. The café space is shown with flat metal awnings above the storefront with 
residential balconies on the two stories above. The stairwell leading to the theatre from this courtyard is 
shown with a supported flat metal canopy above it as well, to be tied into the café canopy. The north 
elevation, where the loading dock is to be located, would be majority masonry block. The roofline of 
the building is shown to be flat, with slight articulation in height changes from one building plane to 
another. Flat roof overhangs are provided in certain locations. 
 
ANTICIPATED REQUESTS 
In order to fully execute the aforementioned improvements, the applicant will be required to file 
applications for the following land use requests for City Council action: 

• Special Use Permit to allow upper story residential/mixed uses in the CR – Commercial Retail 
district per code Section 110-3.5.1.D 

• Special Use Permit to allow for entertainment space in the CR – Commercial Retail district, 
specific use to be determined, per code Section 110-3.3.1 

• Special Exception to allow for a building height to exceed 36 feet in the HOD per code 
Section 110-3.7.2.B.4 

• Special Exception to allow for a sidewalk width of less than 10 feet along the front and side 
(street) yards per code Section 110-3.7.2.B.4 

• Special Exception to allow for less than 10% 10-year minimum tree canopy coverage in the 
CR – Commercial Retail district per code Section 110-4.5.6 

 
These land use requests are subject to change based on further analysis by staff and design 
modifications to the proposal. 
 
The applicant will also be required to file an application for a Major Certificate of Appropriateness for 
City Council action, following review and recommendation by the Board of Architectural Review. 
 
ANALYSIS 
Staff analysis of the compliance of this proposal with the Comprehensive Plan and other City goals and 
policy is provided in Attachment 1. 
 
ATTACHMENTS 

1. Analysis 
2. Proposed plans and elevations 
3. Design Guidelines excerpts 
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ATTACHMENT 1 
WORK SESSION ANALYSIS 

10426 MAIN STREET AND 3981 CHAIN BRIDGE ROAD 
 
Input from the City Council is sought on the following items on the subject property, for which 
staff has received preliminary submissions: land use, site layout, height, scale, architecture, parking, 
and pedestrian circulation and open space. Each of these subjects is discussed in more detail below. 
Items such vehicular circulation, environmental considerations, and utilities will be discussed 
following formal application for a land use case, when more detailed information is provided to 
staff. 
 
Guidance on appropriate development for this site is provided through the site designation as 
“Mixed Use” on the Comprehensive Plan Future Land Use Map as well as the site location within 
the Old Fairfax Historic Overlay District (HOD). Figure 1 provides the Comprehensive Plan Future 
Land Use map for the area around the site.  
 

 
Figure 1: Future Land Use Map 

Specific recommendations for development in mixed use districts and the HOD are provided in the 
Comprehensive Plan. With a location within the HOD, additional guidance on physical attributes of 
the development are provided in the Old Town Fairfax Design Guidelines. Specific citations from 
both of these documents that are applicable to the subject proposal are included in the discussion 
below. 
 
 
Land Use:  
The following descriptions of “Mixed Use” is provided from the Land Use Chapter of the plan. 
 

“Certain locations within the City call for a flexible land use category that will support 
development with a mixture of uses. The mixed use category supports a combination of 
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commercial, residential and institutional development to be tailored to specific site conditions 
and transition needs.” (Comprehensive Plan, page 164) 
 
“Residential uses are generally acceptable, but the intensity of residential uses should be 
moderated in areas where lower intensity development provides appropriate transitions, such 
as in portions of Old Town Fairfax for example. In addition, residential uses should not be 
the dominate ground floor use within any of the mixed use districts.” (Comprehensive Plan, 
page 164) 

 
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.” 
(Comprehensive Plan, page 164) 

 
Following are descriptions of preferred development forms and uses within the HOD as provided in 
the Land Use Chapter of the Comprehensive Plan. 
 

“Old Town Fairfax should contain a variety of land uses, including retail shops, 
restaurants, offices, residential uses, shared or public parking facilities, and open spaces.” 
(Comprehensive Plan, page 165) 
 
“The preferred mix of uses would include restaurants, retail, and personal services on the 
ground floor of buildings that are intermixed along street frontages with residential or office 
uses above.” (Comprehensive Plan, page 165) 

 
The proposal utilizes vertical mixed use with commercial spaces at the ground floor with a strong 
street presence, and residential uses above. 
 
 
Site Layout:  
The following citations from the Design Guidelines provide guidance on appropriate setbacks and 
site layout characteristics for new development within the HOD. 
 

“Construct new downtown buildings with a minimal setback in order to reinforce the traditional street wall.” 
(Design Guidelines, page 29) 

“Avoid deep setbacks or open corner plazas on corner buildings in the downtown.” (Design Guidelines, page 
29) 

“Maintain existing consistency of spacing in the area.” (Design Guidelines, page 29) 

“Commercial buildings in areas that have a well-defined street wall should have minimal spacing between 
them.” (Design Guidelines, page 29) 

The applicant is not proposing to change the overall footprint of the building. It has become an 
important piece of the architectural fabric of the HOD, and its narrow setback along Main Street 
reinforces a street wall and enclosure of the pedestrian realm. The unusually deep setback along 
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Chain bridge Road, with a depth of approximately 40 feet, has been programmed as a courtyard 
space with outdoor seating for the current restaurant use, a “break” in the street wall, but one that 
functions to enhance pedestrian engagement along this block. 
 
As a mechanism to support the goals of the Comprehensive Plan and the Design Guidelines, the 
Zoning Ordinance has specific requirements that encourage the location and orientation of buildings 
as described above within the HOD. In particular, at least 50% of the length of the building face is 
required to be within 10 feet of the property line. Certain exceptions to this provision are permitted 
where the area in front of the building is usable open space, outdoor dining, plazas, or other 
amenities that strengthen the pedestrian environment of the HOD. The deep setback for the 
courtyard space along Chain bridge Road would be considered an exemption as long as it remains a 
usable outdoor area. 
 
Height: 
The following citation from the Design Guidelines provides guidance on appropriate building 
heights for new development within the HOD. 

 
“The height of new construction should relate to the prevailing height of the entire block and should be 80 to 120 
percent of the existing average of the block but should not exceed three stories above grade within the historic 
district.” (Design Guidelines, page 31) 

 
In addition to the guidance on building height within the HOD as provided in the Design 
Guidelines, the Zoning Ordinance prescribes a maximum permitted height for any building within 
the HOD at 36 feet. 
 
Staff estimates a total height of 42 feet for the proposed modified building, based on the provided 
roofline height of 35 feet. As stated in the staff report, the applicant will be required to file an 
application for a special exception from this height restriction. 
 
The existing building heights vary on the subject property’s block, and there is a large grade increase 
from east to west on the property that further exacerbates the apparent height difference between 
the buildings on Main Street and those around the corner on Chain Bridge Road. The grade change 
from the east to west front corners of the subject building is 7 feet. Table 1 provides approximate 
heights for all buildings on the subject property’s block and their base elevations. 
 

 
Address 

 
Description 

 
Appx Height 
(feet) 

 
Base Elevation (feet above sea 
level) 

10426 Main St Subject 13 (42 proposed) 430 (varies between 426 and 433) 

10430 Main St Bakery 18 435 

3989 Chain Bridge Rd Office 27 435 

3977 Chain Bridge Rd Office 43 431 
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3971 Chain Bridge Rd Restaurant 26 423 

10435 North St Restaurant 37 420 

10427 North St Mixed use 33 410 

3988 University Dr Restaurant 21 416 

10400 Main St Retail 18 421 

10410 Main St Office 26 422 

10412 Main St Printing shop 25 423 

10414 Main St Restaurant 23 424 

10416 Main St Restaurant 20 426 

Average  26.42  

Table 1: Neighboring Building Heights and Elevations 

The prevailing height and apparent height due to significant grade changes on and around the 
subject property varies considerably, however based on staff’s height estimations, the average 
building height on the block is 26.42 feet. 120% of this height, per the Design Guidelines metric, is 
31.70 feet. It is noted that it is unclear at this time from where the applicant is measuring the 
proposed building’s height. Per code Section 1.5.11 building height is the vertical distance between 
grade plane and the highest point of a flat roof. Grade plane is defined as the imaginary reference 
plane representing the average of finished ground level adjoining the building at exterior walls. 
 
Scale: 
The following citations from the Design Guidelines provide guidance on building form to establish 
an appropriate scale for new construction within the HOD. It should be noted that many of these 
citations refer to items to be dually reviewed for a Major Certificate of Appropriateness, which has 
not yet been applied for. 
 

“Often new commercial buildings will be constructed on sites much larger than the traditionally sized lots. 
Existing traditional buildings are twenty to forty feet wide and fifty to one hundred feet deep. These assembled 
parcels can translate into new structures whose scale and mass may overwhelm neighboring existing structures. 
Therefore, while this building type needs to respond to the various building conditions of the site, it also should 
employ design techniques to reduce its visual presence.” (Design Guidelines, page 26) 
 
“Institutional and multi-lot buildings by their nature will have large footprints. Therefore, the massing of 
these large-scale structures should be reduced so they will not overpower the traditional scale of Fairfax's 
historic district. Techniques could include varying the surface planes of the building, stepping back the 
buildings as the structure increases in height, and breaking up the roofline with different elements to create 
smaller compositions.” (Design Guidelines, page 30) 
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“The width of infill buildings should be similar to, and compatible with, adjacent buildings along the street.” 
(Design Guidelines, page 31) 

 
“Most commercial buildings in downtown average twenty to thirty feet in width. If new buildings are wider 
than this size, their primary facades should be divided into bays to reflect the predominant width of the 
existing buildings. Buildings that front on three or four sides should use this bay division technique on all 
appropriate facades.” (Design Guidelines, page 31) 

 
“When the primary facade of a new commercial building is wider than forty feet, modulate it with bays.” 
(Design Guidelines, page 31) 

 
“Reinforce the human scale of the historic district by including elements such as porches, entrances, storefronts, 
and decorative features.” (Design Guidelines, page 31) 

 
This building is significantly larger in scale than most buildings within the HOD, although much of 
the building is obscured by surrounding structures. The proposal would not change the footprint of 
the building. The frontage along Main Street is approximately 82 feet, and the frontage visible from 
Chain Bridge Road is approximately 60 feet. Scale-reduction techniques, such as plane modulation, 
material variation, and height step backs are incorporated in key areas throughout the design. 
Elements such as covered entrances and canopies are introduced at ground level to reinforce the 
pedestrian scale. 
 
 
Architecture: 
The applicant will be required to submit an application for a Major Certificate of Appropriateness, 
which will undergo a thorough review for recommendation by the Board of Architectural Review to 
City Council. The Design Guidelines chapters 4, 6, and 10-12 deal with new construction and 
improvements within the HOD. These chapters have been included in full as attachment 3 to this 
report. Relevant highlights are extracted for discussion below. 
 

“Forms may be either symmetrical where the building is the same on either side of a central axis or it may be 
asymmetrical where the building is different on either side of the axis. Many of the buildings in Old Town 
Fairfax's Historic District have relatively simple building forms… Use forms in new construction that relate 
to those of existing neighboring buildings on the street.” (Design Guidelines, page 29) 

  
“Roof design, materials and textures should be consistent with the existing structures in the historic district. 
Common roof forms include hipped, gable, flat, and shed roofs. Common roof materials in the historic district 
include metal, slate, composition shingles, and wood shingles as well as rubber membranes and built-up roofs 
of tar and gravel.” (Design Guidelines, pages 31-32) 

 
“When designing new storefronts or elements for storefronts, conform to the configuration and materials of 
traditional storefronts.” (Design Guidelines, page 32) 

 
“The rhythm, patterns, and ratio of solids (walls) and voids (windows and doors) of new buildings should 
relate to and be compatible with adjacent facades.” (Design Guidelines, page 33) 
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“The selection of materials and textures for a new building should be compatible with and complement 
neighboring buildings. In order to strengthen the traditional image of the historic district, brick and wood 
siding are the most appropriate materials for new buildings.” (Design Guidelines, page 34) 

“Large scale multi-lot buildings whose primary facades have been divided into different bays and planes to 
relate to existing neighboring buildings may vary materials, shades, and textures.” (Design Guidelines, page 
34) 

“Synthetic sidings are not historic cladding materials in the historic district and their use should be avoided.” 
(Design Guidelines, page 34) 
 
“The selection and use of colors for a new building should be coordinated and compatible with adjacent 
buildings, and in Fairfax's historic district various traditional shades are appropriate. Brighter colors are 
more appropriate as accents on signs and awnings.” (Design Guidelines, page 35) 
 
“More successful new buildings may take their clues from historic images and reintroduce and reinterpret 
designs of traditional decorative elements.” (Design Guidelines, page 35) 
 
“When an addition is necessary, it should be designed and constructed in a manner that will not detract from 
the character-defining features of the historic building.” (Design Guidelines, page 36) 
 
“Limit the size of the addition so that it does not visually overpower the existing building.” (Design 
Guidelines, page 36) 

 
“If additional floors are constructed on top of a building, set the addition back from the main facade so that 
its visual impact is minimized.” (Design Guidelines, page 36) 

 
“The new work should be differentiated from the old and should be compatible with the massing, size, scale, 
and architectural features to protect the historic integrity of the property and its environment.” (Design 
Guidelines, page 36) 
 
“The design of new additions can be compatible with and respectful of existing buildings without being a 
mimicry of their original design.” (Design Guidelines, page 36) 

 
“Use materials, windows, doors, architectural detailing, roofs, and colors which are compatible with historic 
buildings in the district.” (Design Guidelines, page 36) 
 

The proposed design takes a modern approach to the redesign of the building. It appears to 
incorporate brick, though at this time it is unclear the color, while a range of more contemporary 
materials like metal panel are introduced on a large scale. Large contemporary upper-story windows 
and flat rooflines are unlike forms found in the HOD. The Design Guidelines generally encourage 
new construction that is sympathetic to, while not mimicking, historic architecture in both form and 
material. Staff believes more traditional design features and decorative elements found throughout 
the district should be incorporated into the building’s design, while allowing flexibility for limited 
contemporary elements. It should be noted that 10426 Main Street is not listed as a contributing 
structure to the City of Fairfax Historic District, as added to the National Register of Historic Places 
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in 1987, due primarily to its age at the time of nomination. Among other nomination criteria, 
buildings cannot be considered as contributing or historic by the National Park Service until they 
have aged 50 years, and so at present, this building could potentially be reconsidered for a historic 
designation. A design heavily influenced by historic architecture might not be appropriate for a 
modification to this building, which is already of a unique scale and construction era within the 
HOD, but perhaps one more compatible to 1950s-era design. 
 
 
Parking: 
The plans do not detail parking, but it is noted that there are no parking requirements in the HOD. 
There is currently street parking along the Main Street frontage of the subject property and a 
number of other free on- and off-street parking options located throughout the HOD. There are 
also 25 garage spaces allocated for patrons of the subject property in the Old Town Plaza parking 
garage, which is stated in the Old Town Plaza development agreement and in the deed of the subject 
property. 
 
 
Pedestrian Circulation and Open Space:   
The following excerpts relating to pedestrian networks and open space are included in the Land Use 
Chapter of the Comprehensive Plan. 

 
“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).” (Comprehensive Plan, page 164) 
 
“Pedestrian plazas, mini parks, and other open green space should be provided throughout 
the entire Old Town area at highly visible locations and at natural nodes of pedestrian 
activity.” (Comprehensive Plan, page 164) 

 
The physical site constraints preclude an extensive network of open space on the subject property, 
however the presence of a courtyard along Chain Bridge Road can be taken advantage of to activate 
the space and make it an engaging pedestrian amenity. The pedestrian network is fairly strong within 
the HOD already, and because this building has frontage on adjacent streets, it takes full advantage 
of this. 
 
Bicycle racks and other pedestrian amenities have not been identified at this time. 
 
The Zoning Ordinance requires a 10 foot sidewalk within the HOD. The plans have not reflected 
this, and as noted in the staff report, the applicant will be required to apply for a special exception. It 
is noted that the City is currently developing a plan for this section of Main Street that will evaluate 
the existing streetscape conditions and provide recommendations for improvements to the 
pedestrian environment where possible. 
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1362 SF

25.0 Third Floor 2 Bedroom
Den

1398 SF

25.0 Third Floor 1 Bedroom 966 SF

25.0 Third Floor 2 Bedroom 1408 SF

25.0 Third Floor Jan 34 SF

Apartment Unit Mix

Level Name Area

-11.5 Basement

-11.5 Basement Water 169 SF

-11.5 Basement EMR 72 SF

-11.5 Basement Night Club
Theatre

9018 SF

-11.5 Basement Mechanical 635 SF

0.0 First Floor

0.0 First Floor Retail
Space

2965 SF

0.0 First Floor Restaurant 2836 SF

0.0 First Floor Apt Lobby 104 SF

0.0 First Floor Vestibule 86 SF

0.0 First Floor Package 106 SF

0.0 First Floor Apt Lobby 56 SF

0.0 First Floor Vestibule 93 SF

0.0 First Floor Fire 138 SF

0.0 First Floor Cafe 1765 SF

0.0 First Floor Apt Vest 100 SF

0.0 First Floor Receiving 162 SF

14.0 Second Floor

14.0 Second Floor 1 Bedroom
Den

951 SF

14.0 Second Floor 2 Bedroom 1248 SF

14.0 Second Floor 2 Bedroom 1410 SF

11

AERIAL VIEW from CHAIN BRIDGE ROAD
+ MAIN STREET

 1/16" = 1'-0"
5

South Elevation

 1/16" = 1'-0"
8

West Elevation
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