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Recommendations of the Seven Corners Community Working Group 
Redevelopment of Seven Corners Community Business Center 

Plan Amendment 2013-I-B2 
June 24, 2015 

1. Introduction 
The Staff Report for Seven Corners Community Business Center (CBC) Plan Amendment 
PA 2013-I-B2 dated 3 April 2015 proposes new area-wide guidance pertaining to land use and 
density, urban design, streetscape, public facilities, and transportation to allow redevelopment of 
the CBC.  On 27 April, representatives of neighborhood associations met with Supervisor Penny 
Gross and Commissioner Strandlie to request a delay in the hearing schedule for the plan to 
allow the community to recommend revisions.  The revisions would address community 
concerns in the areas of development density, schools, affordable housing, transportation, and 
parks and open space.  Supervisor Gross and Commissioner Strandlie agreed to a one-month 
delay  and  asked  to  have  the  community’s  recommended  revisions  on  or  before  24  June.  The 
neighborhood associations established a Community Working Group (CWG) that developed the 
following recommendations over a period of two months. 
 
The body of this document describes each CWG recommendation and its rationale.  A separate  
Attachment document provides supporting information and red-lined pages taken from the plan.  
The header text on each page of the Attachment describes the topic addressed and, where 
applicable, identifies the page in the plan that has been copied out and red lined. 
 
A note on nomenclature:  This document refers to the plan  amendment  as  “the  plan”  or  the  “plan  
amendment.”    The community consensus recommendations for adjustments to the plan 
amendment developed by the Community Working Group are referred  to  as  the  “CWG  
recommendations.” 
 
2. Density 
CWG Recommendation:  The CWG recommends a reduction of at least 1,490,000 sq ft (20%) 
in the total floor area from 7,490,000 sq ft to 6,000,000 sq ft.  All of the reduction is taken from 
residential floor area in Areas A and B.  Table 1 shows the floor areas recommended by the 
CWG.   
 

Table 1.  CWG Recommended Floor Areas for Seven Corners Redevelopment 
Location Land Area 

(acres) 
Residential 

FA 
Retail 

FA 
Office, 

Hotel FA 
Total 
FA FAR Residential 

Units 
 

 
 

A-1 12.3 900,000 0 0 900,000 1.7 900 
A-2 11.7 750,000 0 0 750,000 1.5 750 
A-3 12.4 420,000 191,000 200,000 811,000 1.5 420 

A 36.4 2,070,000 191,000 200,000 2,461,000 1.6 2,070 84.1% 7.8% 8.1% 100.0% 

B 28.6 1,650,000 625,000 725,000 3,000,000 2.4 1,650 55.0% 20.8% 24.2% 100.0% 

C 12.0 404,000 85,000 50,000 539,000 1.0 335 75.0% 15.8% 9.3% 100.0% 

Total 77.0 4,124,000 901,000 975,000 6,000,000 1.8 4,055 68.7% 15.0% 16.3% 100.0% 
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Rationale:  The CWG considered the density of development proposed by the plan from the 
perspective of floor area ratios.  Table 2 below shows floor areas (FAs) proposed by the plan 
amendment and floor area ratios (FARs) for the three Seven Corners opportunity areas A, B, and 
C together with ratios for other developments in Northern Virginia.  
 
Table 2.  Floor Area Ratios for Seven Corners Plan Amendment and Other Developments 
Location Land Area 

(acres) 
Residential 

FA 
Retail 

FA 
Office, 

Hotel FA 
Total 
FA FAR Residential 

Units 
 

Seven Corners Plan Amendment 
 

A 36.4 2,760,000 191,000 200,000 3,151,000 2.0 2,760 87.6% 6.1% 6.3% 100.0% 

B 28.6 2,450,000 625,000 725,000 3,800,000 3.1 2,450 64.5% 16.4% 19.1% 100.0% 

C 12.0 404,000 85,000 50,000 539,000 1.0 335 75.0% 15.8% 9.3% 100.0% 

Total 77.0 5,614,000 901,000 975,000 7,490,000 2.2 5,545 75.0% 12.0% 13.0% 100.0% 
 

Clarendon 84.0 5,705,000 919,400 1,859,800 8,871,800* 2.4 Unknown 64.3% 10.4% 21.0% 100.0 
Shirlington 

Village 27.0 1,033,000 294,206 680,026 2,007,232 1.7 1,033 51.5% 14.7% 33.9% 100.0% 
Mosaic 
District 32.0 1,061,000 520,000 273,600 1,854,600 1.4 1,212 57.2% 28.0% 14.8% 100.0% 

* Includes 387,600 sq ft of floor area described  as  “other.” 
 
The plan amendment floor areas for Areas A, B, and C are excessive even in comparison with 
Metro-centric developments in Tysons Corner Urban Center and the Clarendon Metro station 
area. 
 
Tysons Corner Area-Wide Recommendations (Comprehensive Plan, Area II):  The 
Comprehensive Plan area-wide recommendations for the development of Tysons Corner Urban 
Center limit floor area ratios to 2.0 or less in areas more than 1/4 mile from Metro stations.  The 
only exceptions are bonuses for affordable housing and superlative public facilities and for sites 
without office space.  Sites without office space at a distance 1/4 to 1/3 miles from Metro 
stations are allowed floor area ratios up to 2.5.  Beyond 1/3 mile, all floor area ratios in the area-
wide recommendations are strictly limited to 2.0.  Compared to the FARs proposed by the plan 
amendment for Seven Corners: 
 The 2.0 FAR proposed for Area A in the Seven Corners plan is the maximum permitted at 

Tysons in areas more than 1/3 mile from Metro.  The distance to Metro from Area A is more 
than one mile, well beyond the 1/4 to 1/2 mile that the county considers walking distance. 

 The 3.1 FAR proposed in the Seven Corners plan for Area B is more than 50% greater than 
anything allowed at Tysons beyond 1/3 mile from Metro stations. 

 
Clarendon:  The floor areas for Clarendon in Table 2 were taken from the current Arlington 
County plan for development of the sector surrounding the Metro station extending out 
approximately 1/4 mile.  Compared to the plan amendment FARs for Seven Corners: 
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 The 2.2 FAR proposed by the plan for the Seven Corners redevelopment is only 8% less than 
the 2.4 FAR allowed for the 1/4 mile area centered on the Clarendon Metro station. 

 
Shirlington Village:  In community discussions of objectives for Seven Corners redevelopment, 
Shirlington is the most frequently mentioned example of a desirable outcome.  Interestingly, in a 
31 May Washington Post article, Seven Corners Task Force Co-Chair John Thillman described 
the objective of the redevelopment in nearly identical terms.  He is quoted as stating, 
“Conceptually,  we wanted  something  like  Shirlington.”    However: 
 The 2.2 overall (total) FAR in the plan amendment for Seven Corners is nearly 30% higher 

than the FAR for Shirlington. 
 The 3.1 FAR in the plan for the 28.6 acres of Area B is 80% higher than, approaching twice, 

the 1.7 FAR for the 27 acre Shirlington Village site. 
 
Mosaic District:  Mosaic District is a second commonly discussed example of a desirable 
outcome for Seven Corners redevelopment.  Moreover, it has a number of characteristics similar 
to Seven Corners both current and future: 
 Land area similar to both Areas A and B at Seven Corners 
 Similar location within Northern Virginia, only 5 miles west of Seven Corners 
 Developed recently over a short period of time (rezoning approved in 2007) 
 Not Metro-centric (approximately 0.8 miles to Metro) 
 Includes both retail and entertainment spaces 
 Considered successful, both economically and culturally 
The FAR at Mosaic District is 1.4 and the project appears to be thriving at that level of 
development.  The proposed 2.2 FAR in the plan for Seven Corners is nearly 60% greater. 
 
While the floor area reduction recommended by the CWG still results in higher development 
density that both Shirlington Village and the Mosaic District, it does reduce the FARs in Area A 
and overall (total) to levels comparable to Shirlington.  The floor area ratio in Area B remains 
elevated but it is improved relative to the 3.1 FAR in the plan amendment.  The scale of the 
redevelopment  would  be  more  compatible  with  the  community’s  vision  of  the future of Seven 
Corners. 
 
The CWG considers the recommended floor areas in Table 1 to be the maximum areas that the site 
and surrounding infrastructure reasonably should be expected to support.  No density bonus should 
be provided for the provision of additional affordable and/or workforce housing, and no bonus should 
be provided for additional public facilities or community amenities. 
 
Plan red lines are on pgs A-2 through A-4 of the Attachment document. 
 
3. Schools 
CWG Recommendation:  The Willston Multicultural Center site (Tax Map Parcel 51-3((18))1) 
should be redeveloped by the School Board as a school to serve current and future needs of 
Seven Corners and neighboring communities.  In developing the site, the School Board should 
consider including provisions for other county services for children and families that are 
compatible with the purpose of the site to provide a school.  Consistent with the singular 
responsibility of the School Board to determine the manner in which schools should be 
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developed and operated, ownership of the Willston site should be transferred to the School 
Board. 
 
Rationale:  On 22 November 2013, Fairfax County Department of Planning and Zoning (DPZ) 
asked Fairfax County Public Schools (FCPS) to comment on the Task Force plan for 
redevelopment of Seven Corners. In response, FCPS sent DPZ a letter dated 23 January 2014 
stating that current needs together with the redevelopment would require the dedication of an 
elementary school site and additions to other schools. FCPS updated its analysis in a letter to 
DPZ dated 25 April 2014 (Attachment pg A-5) with the same conclusion.  The 25 April letter 
concluded (see pg A-7 of the Attachment): 
 

In consideration of projected conditions at surrounding schools, as well as the 
impact that redevelopment would have on school facilities in the Seven Corners 
area, the dedication of an elementary school site and additions to schools serving the 
development would be necessary to increase school capacity in this area. 

 
The CWG believes that the Willston site, though smaller than most traditional school sites, is 
best suited for meeting current and projected school needs in the Seven Corners area.  The 
recommendation  is  consistent  with  School  Superintendent  Garza’s  8 December 2014 letter to 
County Executive Edward Long requesting the Willston site for use as a school (Attachment 
pg A-9). 
 
Plan red lines are on pgs A-10 thru A-12 of the Attachment document. 
 
4. Affordable Housing 
CWG Recommendation:  The 589 affordable housing units in Areas A-1 and A-2 that would be 
displaced by redevelopment should be replaced with units having the same bedroom count and 
affordable at the same income level as the current units (60% AMI).  The units should be 
replaced within Opportunity Areas A, B, and C, and any addition of affordable housing to the 
opportunity areas should take into account the high concentration of such housing in the CBC 
immediately surrounding the opportunity areas.  The CWG believes that a certain amount of 
workforce housing could be added in accordance with industry best practices for transforming 
low-income communities into sustainable mixed-income communities.  
 
Rationale:  The Seven Corners Community Business Center is home to 1627 rental and fee 
ownership one and two-bedroom residential properties.  Of these, 1407 are affordable for 
households earning 60% of the area median income (AMI); 220 are affordable at 80% AMI.  The 
units are well maintained in an excellent location within walking distance of shopping, medical 
services, and transit.  The principal affordable housing objective in any redevelopment within the 
CBC should be preservation of this invaluable Fairfax County housing resource at the existing 
income levels.  Consequently, the 589 affordable housing units in Areas A-1 and A-2 that would 
be displaced should be replaced by units having the same bedroom count at the current income 
level (60% AMI). 
 
County housing policy provides that new developments should include a minimum of 12% of 
residential units as affordable housing and should increase the supply of affordable housing by 
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12% of new units constructed.  The application of these policies is relatively straightforward in 
developments where there is little or no pre-existing affordable housing.  The situation is more 
challenging at Seven Corners where the redevelopment effectively would transform a thriving 
homogeneous community consisting of a large number of low-income housing units into a 
mixed-income community.  Such a transformation, to be successful, must take into account 
potential difficulties in attracting upscale tenants and in sustaining the income mix over the 
years.  One Urban Institute study points out that mixed-income  communities  “shift  toward  
income  homogeneity  over  time.”    (Levy,  D.K.  et  al.    Effects from Living in Mixed-Income 
Communities for Low-Income Families.  Urban Institute.  Nov 2010.  Pg 23.) 
 
The plan amendment strategy for providing affordable housing at Seven Corners would NOT 
replace at current income levels the 589 units of 60% AMI housing in Areas A-1 and A-2 that 
would be displaced.  Only 13% of the units would survive in Areas A-1 and A-2 at 60% AMI; 
the remaining 87% would be replaced by units affordable only at higher income levels.  Full 
redevelopment of Areas A, B, and C in accordance with the plan amendment would not recoup 
the loss. If all there areas were fully redeveloped, only 145 units would be provided at 60% AMI 
(25% of the 589).  At 60% and 70% AMI, only 363 units would be provided (62% of the 589). 
 
At the same time, the strategy would add nearly 12% of new units to the existing concentration 
of affordable housing in the CBC.  The CWG believes that the loss of 87% of the 60% AMI 
housing resource would be wasteful and unjust, and that using the Seven Corners redevelopment 
as  an  opportunity  to  increase  the  county’s  supply  of  affordable  housing  by  12%  of  new  units  
could be counterproductive to the success of the redevelopment.  
 
A  companion  paper  entitled  “An  Alternative  Affordable  Housing  Strategy  for  Seven  Corners  
Redevelopment”  was  submitted  with  this  paper.    It  describes the deleterious effect that the plan 
amendment strategy would have on affordable housing at Seven Corners and outlines an 
approach that may facilitate achieving the affordable housing objectives described by this 
Community Working Group recommendation. 
  
Plan red lines are attached on pg A-13 of the Attachment document. 
 
5. Transportation 
CWG Recommendation:  An additional follow-on motion is recommended to provide 
assurance that the roadway improvements described in the plan amendment are feasible 
financially and could be implemented in phases paced with the redevelopment of the opportunity 
areas.  The CWG recommended text is as follows. 
 

The Board directs staff to develop an estimate of the cost of implementing the Road 
Improvement Recommendations in Section 10.3.2 of the Seven Corners Comprehensive 
Plan.  A concept and preliminary plan for phased implementation of the road 
improvements should be developed to include the time duration and estimated cost of 
each phase.  Potential/expected sources of funding should be described for each phase.  
The descriptions of funding sources and estimates of funds available from each should 
be substantiated by data derived from similar road improvement projects completed in 
Fairfax County as well as projections of funding expected from these sources in future 
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years.  This analysis should provide an estimate of the length of time needed to 
implement the entire ring road network.  The analysis should be completed and 
published on-line within one year of plan adoption.  The county should not approve 
rezoning applications without sufficient resources identified to provide the 
transportation improvements necessary to assure that level of service on area roads will 
not be degraded. 

 
This follow-on motion is related to existing motions #4 and #8.  The three motions could be 
addressed separately or together in a single work program. 
 
Rationale:  Throughout the Task Force process, the community expressed its conviction that 
road improvements must be implemented concurrent with redevelopment.  Otherwise, the result 
would be degraded performance of area roads and heavy cut-through traffic in neighborhoods.  
The Task Force declined community requests to estimate the cost of the road improvements, to 
describe the sources that would be expected to provide the necessary funds, and to outline a 
credible scenario for phased implementation of improvements over time.  As a result, the 
feasibility and practicality of accomplishing the necessary improvements are unknown.  The 
follow-on motion is intended to provide the necessary information and perspective. 
 
Plan red lines are on pg A-15 of the Attachment document. 
 
6. Parks and Open Space 
CWG Recommendation:  A total of 17 acres of parkland appears to be appropriate under 
county guidelines for the Seven Corners redevelopment in lieu of the 14 acres allocated in the 
plan amendment.   For the reduced density of development recommended by the CWG, 13 or 14 
acres of parkland may be sufficient.  It is recommended that guidance for parkland acreage be 
added to the narrative for each of the opportunity areas A, B, and C. 
 
Rationale:  The county parkland acreage standard for urban areas is 1.5 acres per 1,000 residents 
plus one acre per 10,000 employees.  The metro D.C. average number of residents per apartment 
is 1.9.  The plan calls for 5545 dwelling units plus 901,000 sq ft of office space.  By the county 
standard, Areas A and B would be entitled to eight acres of parkland each and Area C one acre 
for a total of 17 acres.  (For the reduced floor areas recommended by the CWG, the allocations to 
Areas A, B, and C would be six, six, and one acre respectively.)  In both cases one acre of 
parkland is allocated to Area B for employees. 
 
Plan red lines are on pgs A-16 thru A-20 of the Attachment document. 
 
7. Area C Screening 
CWG Recommendation:  Staff added text to the plan regarding barriers and screening for 
Area C in what was understood as an effort to assure the community that such would be 
provided.  The community concern is that the text added could be interpreted as modifying the 
barriers and screening requirements of the Zoning Ordinance that otherwise would apply to 
Area C.  In order to avoid any such confusion, the CWG recommends deleting the few sentences 
from the plan. 
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Rationale:  Deleting the text will eliminate any misunderstanding about plan amendment text 
modifying Zoning Ordinance requirements for barriers and screening in Area C. 
 
Plan red lines are on pgs A-21 and A-22 of the Attachment document. 
 
8. Community Representatives on Seven Corners Working Group 
CWG Recommendation:  Existing follow-on motion #2, proposes the establishment of a Seven 
Corners Working Group to guide the implementation of the redevelopment.  The CWG 
recommends that representatives appointed by two neighborhood associations impacted by the 
redevelopment should be added to the working group on a rotating basis to serve as direct links 
to the local community. 
 
Rationale:  Representatives on the Seven Corners Working Group who are appointed by 
neighborhood associations would provide an effective communications link to ensure a 
community voice in, and promote community support of, the redevelopment. 
 
Plan red lines are on pg A-14 of the Attachment document. 
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