
Fairfax County Proposes to Relax Development Standards for Seven Corners 
 
On July 28, the Board of Supervisors approved a redevelopment plan for the Seven Corners 
Commercial Revitalization District.  The county now proposes to relax development standards 
for Seven Corners in order to encourage developers to redevelop the site.  The relaxed 
standards would substantially diminish the quality of Seven Corners redevelopment and would 
threaten the quality of life in our neighborhoods.  The purpose of this document is to 
summarize the changes proposed and invite residents to submit comments to the county. 
 
On August 21, Donna Pesto, Special Assistant to Fairfax County Zoning Administrator, 
distributed proposed amendments to the zoning ordinance that would apply to redevelopment 
of Commercial Revitalization Districts, including Seven Corners, Bailey’s Crossroads, and 
Annandale.  The principal effects of the amendments would be to: 
• Reduce amenities currently required, including parks, open space, landscaping and 

screening, and off-street parking facilities 
• Give developers latitude to increase floor areas well above the levels in the comprehensive 

plan; floor area ratios up to 5 would be allowed 
• Allow "other design guidelines" to substitute for the comprehensive plan as a basis for 

approving development plans 
 
Parks and Open Space.  The Seven Corners community was encouraged by the Mason District 
supervisor and county staff to embrace mixed-use redevelopment of Seven Corners by the 
prospect of an attractive live-work-play community featuring abundant parks and open 
space.  The plan for Seven Corners redevelopment currently requires that, as a mixed-use 
development, 20% of the gross area (15 acres) would be landscaped open space.  In addition, 
14 acres of parkland would be provided in accordance with the Parks and Recreation section of 
the Policy Plan.  The amendments proposed would substantially reduce these requirements for 
parks and open space.  In particular: 
• The amendments would allow landscaped open space to satisfy the requirement for 

parkland.  At Seven Corners, the 15 acres of open space would be allowed to count also as 
parkland, and there would be no requirement for the 14 acres of parkland now in the plan.  
The requirement for parkland beyond open space requirements would be zero. 

• The amendments would allow streetscape elements and vegetated areas related to green 
building standards to be accepted as landscaped open space. Open space is intended for 
scenic and recreational purposes and must be available for entry and use by residents.  
Streetscape elements and inaccessible green roofs do not satisfy the zoning ordinance 
definition of landscaped open space nor do they satisfy the intent of requiring open space in 
mixed-use developments.  They should not be accepted as landscaped open space. 

• The amendments would allow up to 50% of landscaped open space to be located above 
street level (e.g., on roof tops). 

In lieu of the 15 acres of landscaped open space and 14 acres of parkland currently required, 
the proposed amendments would allow Seven Corners to have only the 15 acres of landscaped 
open space, 50% of which could be on roof tops. 



 
Building size limits and landscaping and screening requirements.  The amendments propose 
that building size limits (bulk regulations) and landscaping and screening provisions of the 
zoning ordinance would apply only at the periphery of a Commercial Revitalization 
District.  Presumably, within a district, the zoning ordinance would set no restriction on building 
bulk and impose no requirement for landscaping and screening even though there may be any 
number of different development projects and land uses within the district.  For example, a 
mixed-use development wholly contained within the 530-acre Bailey's district would have no 
limit on building bulk (that is, no limit on building height or floor area) and no requirement 
whatsoever for landscaping and screening.  This modification would give the Board far too 
much latitude in establishing standards for projects on a case-by-case basis without adequate 
planning and community involvement. 
 
Off-street parking and loading facilities.  The proposed amendments invite developers to 
propose reductions in off-street parking and/or loading facilities based on arguments that the 
reductions would further the goals of the comprehensive plan, for example, facilitate the 
redevelopment of a Commercial Revitalization District.  The concern is that the language 
ignores consequences of such parking reductions on surrounding communities.  Where there is 
insufficient parking space at a future Seven Corners, residents, workers, and visitors will park on 
neighborhood streets.  The amendment language should explicitly recognize such impacts and 
require the applicant to propose and the Board to adopt and implement means for protecting 
adjacent neighborhoods from overflow parking. 
 
Floor area ratios up to 5.   The amendments propose that a mixed-use residential development 
in a Commercial Revitalization District would be allowed a floor area ratio up to 5.1  Currently, 
the limit in the zoning ordinance is 3.  The Seven Corners redevelopment plan currently limits 
the total floor area ratio to 2.1.  It is not apparent, and the county has provided no evidence, 
that a floor area ratio of 5 would be appropriate for any of the areas currently identified as 
Commercial Revitalization Districts.  The only areas in Northern Virginia with floor area ratios 
approaching 5 are the area in Rosslyn immediately adjacent to the Metro station and, perhaps, 
some limited parcels at Ballston and Tysons.  To the extent that, in the future, a mixed-use 
development in a Commercial Revitalization District warrants a floor area ratio above the 
current limit of 3, a specific district plan should be developed in accordance with the current 
practice of providing district plans for Tysons.  The district planning process would assure that 
development at the elevated floor area ratio is supported by adequate planning and 
community involvement. 
 
Design guidelines endorsed by the Board in a separate document.  The proposed amendments 
would accept "other design guidelines" and "design guidelines endorsed by the Board in a 
separate document" as area planning documents on a par with the comprehensive plan.  For 

                                                           
1 The floor area ratio is the ratio of the building floor area to the area of the land parcel that the 
building occupies.  A building with 2 acres of floor area on a one-acre parcel would have a floor 
area ratio of 2. 



example, the maximum floor area for a development at Seven Corners could be increased from 
the limit set by the comprehensive plan when the proposed development would be 
implemented in accordance with "any other design guidelines endorsed by the Board" 
(quoting the August 21 amendment proposal).  In effect a developer would be able to propose 
design guidelines advocating the increased floor area ratio, and the Board would be able to 
"endorse" the guidelines and increase the allowable floor area ratio accordingly.  There would 
be no requirement to amend the comprehensive plan prior to approving the increased floor 
area ratio.  "Other design guidelines" should not be accepted as a substitute for the 
comprehensive plan.  The "other design guidelines" shortcut would risk rushed and inadequate 
planning that precludes adequate opportunity for community review and comment.  
 
The county's program to redevelop the Commercial Revitalization Districts in Mason District is 
out of control.  Our recent history consists of the plan amendment for the Southeast Quadrant 
at Bailey's which would have given us another school on a 2-acre lot, the Seven Corners plan 
amendment that was strongly opposed by the community, and now vacated zoning ordinance 
requirements.  The community should reject the county's proposal to amend the zoning 
ordinance and should ask for a series of workshops with staff to better understand the county's 
objectives in proposing the amendments and to see what can be worked out.  The first step is 
to reject the amendment proposal. 
 
Please send your comments to Donna Pesto at donna.pesto@fairfaxcounty.gov.  They are due 
by Friday, September 4. 
 
Thank you. 
 
Clyde Miller 
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