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1. Purpose: 
The following comments are provided on behalf of Holmes Run Valley Citizens Association, which 
represents a community of 636 homes located one and one-quarter miles southeast of Graham Park 
Plaza shopping center. 
 
The purpose of the comments is to emphasize the requirement for a comprehensive assessment of 
traffic impacts of any rezoning of the shopping center, in particular, rezoning to allow redevelopment 
to an overall floor area ratio of 0.5 with 248 apartments as proposed in RZ/FDP 2016-MA-022.  
Results of the traffic assessment should be made available for public review in a comprehensible report 
published not less than 45 days prior to any Board hearing on rezoning. 
 
2. Proposed Intensity of Redevelopment Is Excessive 
Graham Park Plaza is planned for and has been developed as a community-serving shopping center 
within a Suburban Neighborhood Area as designated in the Concept for Future Development.  The 
proposed amendment would introduce a new use, mid to high-rise apartments. 
 
The eastern 40% of the site would not be redeveloped.  The western 60%, an area of 11.7 acres, would 
be redeveloped with 342,000 sq ft of residential, retail, and office uses; plus an above-ground parking 
garage covering nearly one acre.  The floor area ratio on the redeveloped portion of the site, excluding 
the parking garage, would exceed 0.70.  The county’s Planning 101 video tutorial states that floor area 
ratios appropriate for suburban shopping centers range between 0.30 and 0.35.  The proposed 0.7  
(seven-tenths) floor area ratio on the 11.7-acre redeveloped area would be more than twice the 
appropriate upper limit on intensity.  Can Graham Park Plaza accommodate the very intense use 
proposed without degrading the quality of life in surrounding neighborhoods?  What about traffic? 
 
3. Redevelopment Would Increase Traffic Generation by Approximately 50% 
Based on the Institute of Traffic Engineers handbook, the staff report argues that the traffic volume 
generated by the redeveloped site would be little different from the traffic that would be generated if 
the site were fully developed in accordance with the current plan.  The current plan allows up to 
297,500 sq ft of retail floor area.  While a comparison of the two plans may indicate little difference 
in traffic generation, the community is concerned about the traffic that would be generated by 
redevelopment as compared to the current traffic situation.  During the 20 Oct Planning 
Commission hearing on the plan amendment, two commissioners characterized the current traffic 
situation at the shopping center as “horrible.” 



 Page 2 of 3 

 
The site currently accommodates only 277,700 sq ft of floor area (less than the 297,500 sq ft allowed 
by the plan), and nearly 28% of this floor area is vacant or grossly underutilized.  Only 199,900 sq ft of 
floor area is actively in use at the shopping center (277,700 x 0.72).  The ITE handbook estimate for 
297,500 sq ft of floor area exceeds the estimate for 199,900 sq ft by 49% ((297,500/199,900) -1).  It 
follows from the staff report analysis that the traffic generated by the redeveloped site would be 
expected to exceed the current traffic volume by approximately 50%.  Consequently, a 
comprehensive assessment of the impact of the increased traffic is required and citizens are entitled to 
an adequate opportunity to review a comprehensible report of assessment results prior to hearings on 
any rezoning application. 
 
4. Deficiencies of the 2010 Traffic Impact Analysis for Bailey’s 
Recent experience discourages confidence that the county will provide the Graham Park Plaza traffic 
assessment required.  In 2010, the county developed a new plan for Bailey’s Crossroads.  The apparent 
objective of the plan amendment was to increase development density and intensity in the Bailey's 
Community Business Center under the assumption that the area would be served by a Columbia Pike 
streetcar.  The state-required Chapter 527 traffic impact analysis (TIA) supporting the plan amendment 
assessed the impact of traffic that would be generated by only one-half of the redeveloped CBC.  The 
plan recommended redevelopment on both sides of Columbia Pike.  The TIA was deficient in that it 
considered only traffic generated by redevelopment south of Columbia Pike.  For no apparent reason, it 
ignored the traffic that would be generated by similar planned redevelopment on the north side. 
 
The 2010 plan recommended a realignment of Seminary Road to intersect with Columbia Pike.  In the 
limited traffic impact analysis that was accomplished, the performance of the intersection of realigned 
Seminary Rd and Columbia Pike failed on the first iteration.  It was necessary to change the model to 
assume that Columbia Pike would be widened by one lane in both directions.  It seems likely that an 
extension of the analysis to include traffic from the planned redevelopment on both sides of Columbia 
Pike would demonstrate that the intersection would fail a second time. 
 
Notwithstanding the inadequacy of the 2010 TIA, on 20 Sep the Board decided to purchase the 
1.44-acre Landmark Atlantic property in order to provide approximately 25% of the right of way that 
would be required to realign Seminary Road to intersect with Columbia Pike.  Presumably, the county 
is pursuing the plan described in hearings on the real estate exchange agreement approved by the 
Board on 16 Feb, namely, to purchase the property for $6.5 million to $7.0 million with transportation 
funds, then to hold a portion of the property for a possible future road realignment while using the 
remainder for Supervisor Gross’s $125 million county office building. 
 
On 15 Nov, I asked two questions of Chairman Bulova in an email copied to Rob Stalzer: 
• Why was the 2010 Bailey’s plan amendment and the Seminary Road realignment not substantiated 

by a TIA that accounted for the full extend of the Bailey’s CBC redevelopment (i.e., 
redevelopment on both sides of Columbia Pike)? 

• On what basis is the Board prepared to expend $7 million of transportation funds to purchase right-
of-way for the realignment recognizing that the feasibility and benefits, if any, of the realignment 
have not been demonstrated by a competent TIA as required by the Code of Virginia. 

Over the past year, I have asked similar questions of Leonard Wolfenstein, Tracy Strunk, and Fred 
Selden.  No one has responded.  To date, Chairman Bulova has not responded to my 15 Nov email. 
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5. Deficiencies of the 2015 Traffic Impact Analysis for Seven Corners 
The Chapter 870 TIA supporting the 2015 Seven Corners plan amendment similarly is deficient but for 
different reasons.  Many assumptions at the foundation of the analysis lie somewhere between 
controversial and unrealistic, and many are not clearly described in the report.   It is nearly impossible 
to discern from the report the performance of key intersections, or to understand the methodology used 
to evaluate the performance of the “ring-road” network proposed to carry traffic for the 5000 
apartments that the county recommends for development on 77 acres within the CBC.   The 
organization of the report is a jumble.  It is described as a final report, but the quality is barely 
adequate for a first draft. 
 
VDOT returned 38 comments on their initial review.  The comments focused on questionable 
assumptions and traffic congestion issues that would need to be addressed in any effort to implement 
the ring-road network.  The county submitted a revised report that responded to the 38 comments.  
VDOT returned 30 comments on the second submission. 
 
A personal assessment of the TIA based on hours of reading and questioning is that it clearly 
demonstrates that the ring road would not be able to carry the traffic generated by 5000 apartments.  
Too many intersections would function at Levels of Service E and F during peak hours.  The county 
response to this assessment has not been a defense of the ring-road concept.  Rather, the response has 
been that the roads serving Seven Corners today do not perform well at peak hours either.  Apparently, 
the county plans to spend well above $100 million to construct an elaborate ring-road network to 
mitigate traffic congestion around Seven Corners and then to allow construction of 5000 apartments in 
the midst of the ring to aggravate congestion to the point that the congestion would be worse in the end 
than it had been at the beginning.  As one resident summarized the situation in hearings, the Seven 
Corners traffic plan “makes no sense.”  Additionally, the report is nearly impossible to read and 
understand. 
 
6. Conclusion 
The proposed intensity of redevelopment of 11.7 acres on the west side of Graham Park Plaza is 
excessive; it is more than twice the intensity normally associated with suburban shopping centers in 
Fairfax County.  Application of the staff report methodology to current conditions at the 19.5-acre 
shopping center estimates that the proposed redevelopment would increase traffic generation by 
approximately 50%.  A principal community concern is that the traffic increase would overwhelm 
Arlington Boulevard and Graham Road as well as the neighborhoods and streets surrounding the 
shopping center.   
 
The county should provide a comprehensive assessment of traffic impacts of any rezoning of the 
shopping center, in particular, the rezoning proposed in RZ/FDP 2016-MA-022.  Results of the traffic 
assessment should be made available online for public review in a readily understood report published 
not less than 45 days prior to any Board hearing on rezoning.  The deficiencies of the Bailey’s and 
Seven Corners traffic impact analyses summarized above should be avoided. 
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