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1. Introduction 
The purpose of this paper is to point out a number of potential negative consequences of 
establishing a new Community Business Center (CBC) at Lincolnia.   The paper is based on my 
experience with a number of Mason District land use planning activities, including the three-year 
campaign with other neighborhood associations to defend our communities against the county’s 
plan to redevelop the Seven Corners CBC into a high-density complex of 5055 apartments.  The 
county’s plan for Seven Corners is summarized in the appendix beginning on page 4.  
 
The Lincolnia Study Task Force is considering the pros and cons of a potential CBC comprised 
of 135 parcels on 169 acres surrounding the intersection of Little River Turnpike and Beauregard 
Street.  This paper describes county policies and regulations for CBCs that are quite different 
from those that apply to that area today.  These differences potentially would substantially affect 
development within the CBC land area and alter the character of embedded and surrounding 
neighborhoods.  The community should understand these differences and their potential 
consequences before endorsing the CBC. 
 
2. A CBC Is Not a Prerequisite for Mixed-Use Development 
CBC’s sometimes are confused with mixed-use development as though a first step in mixed-use 
development is to designate the land area a CBC.  But mixed-use development can be 
accomplished readily in any appropriate area.  There is no requirement for the area to be a CBC.  
A CBC is not a prerequisite for mixed-use development. 
 
3. Board Intends That CBCs Are Centers For High-Density Residential Development 
Traditionally, CBCs were intended to provide retail, medical, and other commercial services for 
surrounding residential communities.  By 1998, the Board of Supervisors had identified a 
number of CBCs as “activity centers” wherein future population growth should be concentrated 
in mixed-use, high-density residential developments (apartments).  On 21 Jun 2016, the Board 
took a second step.  They adopted a Zoning Ordinance amendment (ZO-16-454) supporting a 
new policy that all CBCs are locations where high-density mixed-use residential districts are 
desired.  The amendment made a number of changes to the Zoning Ordinance to facilitate 
redevelopment of CBCs (and other named areas) for this purpose. 
 
In the June 2016 Board hearing, the Zoning Ordinance amendment was strenuously 
opposed by residents and neighborhood associations.  The Board nonetheless adopted it 
unanimously. 
 
The Lincolnia land area under discussion for conversion to a CBC currently is designated a 
Suburban Neighborhood in the county’s Concept of Future Development. This category 

http://www.fairfaxcounty.gov/dpz/zoningordinance/adopted/zo16454.pdf
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emphasizes the predominantly residential character of the area, and the Comprehensive Plan 
provides development guidelines intended to help maintain this character by restricting 
potentially incompatible land uses and/or land use densities. A principal planning objective is 
preservation of stable residential areas through infill development of a character and 
intensity/density that is compatible with existing residential uses. 
 
The county’s current plan for redevelopment of Seven Corners summarized in the appendix is an 
example of how the Board envisions traditional CBCs should be converted into complexes of 
mid-rise and hi-rise mixed-use apartment buildings.  The community strenuously opposed the 
county’s plan for Seven Corners, with its 7 to 12 story apartment buildings, but ultimately 
we were overruled by the Board.  The question for the Lincolnia community is whether they 
welcome a similar conversion for the CBC under discussion in their area. 
 
4. Potential Negative Consequences of a Lincolnia CBC 
Pressure on Community to Accept High-Density Developments:  The Board’s policy that 
CBCs should serve as centers for high-density residential developments foreshadows intense 
pressure from property owners, developers, and the county for communities to accept high-
density developments that ultimately may damage neighborhoods embedded in CBCs and 
nearby.  In the Seven Corners case, community concerns include traffic congestion, inadequate 
road infrastructure due to lack of funds to construct necessary improvements, overcrowding of 
schools and parks, and loss of current CBC services supporting surrounding neighborhoods. 
 
Developments with High Floor Area Ratios Crowding Neighborhoods:  The June 2016 
Zoning Ordinance amendment allows floor area ratios as high as 5 in all CBC’s unless the 
Comprehensive Plan recommends a lower limit.  Previously, the limit in the Zoning Ordinance 
was 3, and the floor area ratio limit is 3 everywhere in the county except in CBC’s and other 
areas designated for high-density development. 
 
Floor area ratio limitations in the Comprehensive Plan provide very limited protection against 
high-density developments crowding existing neighborhoods.  The Board encourages developers 
to submit proposals for Comprehensive Plan amendments concurrently with rezoning requests.   
If the developer’s plan would require both a change in zoning and higher FARs than currently 
recommended in the Comprehensive Plan, the policy allows a single submission to address both 
requests.  Approval of the developer’s plan proceeds in two steps: first the Board adopts the 
changes to the Comprehensive Plan, then zoning changes are approved.  The two-step process 
assures that the rezoning always is consistent with the current Comprehensive Plan.1 
 
While the Board readily can modify the Comprehensive Plan to accommodate a particular 
development proposal, the Zoning Ordinance has the force of law and cannot be relaxed by the 
Board on a case-by-case basis. 
 

                                                 
1As an example, on 6 Dec 2016, the Board approved a plan amendment for Graham Park Plaza that increased the 
FAR by 40%, from 0.35 to 0.50, in conjunction with a developer request for rezoning.  (PA 2015-I-J1 and RZ/FDP 
2016-MA-022.) 
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Inadequate Transitions and Screening between Developments and Neighborhoods:  The 
June 2016 Zoning Ordinance amendment nullified landscape, screening, and building bulk 
requirements where mixed-use developments abut adjacent properties inside CBCs.  Picture 5-12 
story apartment buildings looming over adjacent residential communities separated by little or no 
landscape or screening. 
 
Degraded Performance of Road Networks.  Virginia DOT ranks the performance of roads on a 
scale A thru F.  Roads able to carry their traffic loads at the speed limit (free flow) rate a level of 
service (LOS) of “A.”  LOS F implies that most drivers would consider congestion and traffic 
delays on the road unacceptable.  Generally, the county requires that a proposed development 
would not degrade road network performance below LOS D.  However, an exception is made for 
CBCs and other areas designated for high-density development. In these areas, LOS E is 
accepted.2  Presumably, the Board has determined that degradation of road network performance 
is inevitable in and around heavily developed CBCs. 
 
Urban/Vertical Schools in lieu of Traditional Schools.  On 1 Mar 2016, the Board directed 
staff to update county policy for public school facilities recognizing “the probable lack of 
available sites in activity centers (e.g., CBCs) that can be developed at a low intensity for public 
schools.”  The Board concluded that “existing Policy Plan language does not provide the needed 
flexibility for schools and educational facilities in activity centers.”3  The new policy language 
(2016-CW-1CP) was approved on 1 Nov 2016.  The language envisions “urban” (aka “vertical”) 
schools in activity centers that are different in character from our “traditional” schools.  Four 
new policies introduced by the new language are particularly troublesome.  Taken together they 
recommend, as a standard county practice, schools in surplus office buildings, in commercial 
districts, with outdoor recreational space confined to parking garage rooftops, and site sizes 
limited to the minimums required for buildings and road surfaces (no requirement for green 
space).  The first of these urban schools opened in 2014 sandwiched between two office 
buildings at 6245 Leesburg Pike opposite Seven Corners.  It sits on 2.5 acres of blacktop with no 
usable green space, no auditorium, and no pedestrian access.  While such schools may not be 
appropriate for Suburban Neighborhoods, apparently the Board has determined that they are 
appropriate for CBCs.   
 
5. Conclusion 
Whatever the anticipated benefits of a CBC at Lincolnia may be, it is clear that the CBC under 
discussion potentially would damage the residential character of the area.  The risk has two 
principal aspects. First, in principle, the Board’s unique plans, policies and regulations for CBCs, 
focused as they are on high-density residential development, are not compatible with the current 
character of the area, much of which is relatively low-density residential.  Second, in practice, 
the Board’s sense of the high-density development appropriate for CBCs, 7 to 12 story apartment 
buildings as evidenced by their plan for Seven Corners, would overwhelm Lincolnia. 
 
If some measure of mixed-use development would profit Lincolnia, it can be undertaken without 
first establishing a CBC.  A CBC is not a prerequisite for mixed-use development. 
 
                                                 
2 The traffic analysis for the 5055-apartment plan for redevelopment of Seven Corners noted that LOS E was 
acceptable although the county normally requires LOS D or better. 
3 Board Agenda for 1 Nov 2016 meeting, pg 294 and 295. 

http://www.fairfaxcounty.gov/dpz/comprehensiveplan/amendments/staff_report_2016-cw-1cp.pdf
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Overview of Comprehensive Plan for Seven Corners CBC 
 
 

On 28 July 2015, the Board of Supervisors adopted the county’s revised Comprehensive Plan for the 
Seven Corners Community Business Center (the Plan).  The revision focused on redevelopment of 
only 77 acres within the 213-acre CBC, approximately one-third of the CBC land area.  The 77 acres 
were divided among three land units (aka Opportunity Areas), Land Units A, B, and C, with Land Unit 
A further subdivided into Sub-Units A-1 through A-3 as shown in Exhibit 1. 
 

Exhibit 1.  Seven Corners Land Units A, B, and C 

       Ref:  Comprehensive Plan for Bailey’s Planning District, 3-14-2017, pg 163. 
 
For Seven Corners, the county adopted a “form-based” methodology for recommending an upper limit 
on development density.   Traditionally, the Comprehensive Plan has limited development density of a 
land unit by recommending a maximum floor area ratio (FAR) that applied to all parcels within the 
unit.  The form-based method employed at Seven Corners recommended only maximum floor areas 
within each land unit and maximum building heights. 
 
The Plan made no mention whatsoever of maximum floor area ratios that would apply to individual 
parcels within land units. For example, while the Plan recommended a maximum floor area for Land 
Unit B, it did not recommend a specific FAR limit that would apply to redevelopment of a 6-acre 
parcel within the 29-acre land unit.  For Seven Corners, the only parcel-specific density limit stated 

http://www.fairfaxcounty.gov/dpz/comprehensiveplan/area1/baileys-baileyscbc.pdf
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in terms of FAR is the FAR limit specified in the Zoning Ordinance.  The Zoning Ordinance 
limits the FAR on any parcel at Seven Corners to 5.0.  The situation is the same throughout the 
Annandale CBC and in much of the Bailey’s CBC.  The floor area that can be crowded onto a 
parcel is limited only by maximum recommended building heights, the maximum recommended 
floor area for the entire land unit, and the 5.0 FAR ceiling in the Zoning Ordinance. 
 
Maximum Building Heights:  Exhibit 2 is the map of recommended maximum building heights from 
the Plan.  In Land Units A and B, maximum building heights predominately range from 7 to 12 stories 
with some limited to 4 to 6 stories adjacent to existing residential developments.  For Land Unit C (the 
Sears site), recommended building heights are limited to 3-6 stories. 
 

Exhibit 2.  Seven Corners Recommended Maximum Building Heights (in Stories) 

       Ref:  Comprehensive Plan for Bailey’s Planning District, 3-14-2017, pg 116. 
 
Maximum Floor Areas:  Exhibit 3 shows the maximum floor areas recommended by the Plan for 
each land unit, including the distribution among residential, retail, and office uses.  Limited tradeoffs 
of floor area among uses is recommended as described on pg 115 of the Plan.  On Land Unit C, 
residential floor area is limited to 129,000 sq ft for townhouse single-family use and 275,000 sq ft for 
apartments (multi-family use). 
 

http://www.fairfaxcounty.gov/dpz/comprehensiveplan/area1/baileys-baileyscbc.pdf
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The Plan recommended up to 7.0 million square feet of mixed-use development on the three land units.  
Currently, the land units support approximately 1.6 million sq ft of residential, retail, and office 
development. 
 

Exhibit 3.  Seven Corners Recommended Maximum Floor Areas by Land Unit 
Land 
Unit 

Maximum Floor Areas (sq ft) 
Residential Retail Office Total %Residential %Retail %Office 

A-1  1,200,000  0 0 1,200,000 100% 0% 0% 
A-2 1,000,000 0 0 1,000,000 100% 0% 0% 
A-3  560,000  191,000 200,000 951,000 59% 20% 21% 
A  2,760,000  191,000 200,000 3,151,000 88% 6% 6% 
B  1,960,000  625,000 725,000 3,310,000 59% 19% 22% 
C  404,000  85,000 50,000 539,000 75% 16% 9% 

Total  5,124,000  901,000 975,000 7,000,000 73% 13% 14% 
Ref:  Comprehensive Plan for Bailey’s Planning District, 3-14-2017, pg 115. 
 
Dwelling Units:  Exhibit 4 provides an estimate of the maximum number of dwelling units that could 
be developed on Land Units A-C given the Plan’s recommendations regarding maximum building 
heights and floor areas.  The estimate is based on the Plan’s allocation of 1000 sq ft per multi-family 
unit and 2000 sq ft per townhouse unit (see Footnote 1 on pg 115 of the Plan).   
 
The Plan recommends development of up to 5055 dwelling units on the 77-acres that comprise Land 
Units A, B, and C. 
 

Exhibit 4.  Estimated Maximum Number of Dwelling Units 
Land 
Unit 

Land Area 
(acres) 

Floor Area 
(sq ft) 

Dwelling 
Units 

A 36.4  3,151,000  2760 
B 28.6  3,310,000  1960 
C 12.0  539,000  335 

Total 77.0  7,000,000  5055 
 
Community Opposition to the Plan:  The community strenuously opposed the Plan for Seven 
Corners in the 7 May 2015 Planning Commission hearing and the 28 Jul 2015 Board of Supervisors 
hearing.  The principal concerns were: 
• Residents considered the recommended development density (7 million sq ft of floor area with 

5055 dwelling units) to be excessive. 
• The plan failed to replace 500 units of low-income housing that would be demolished. 
• The plan failed to designate a site for a public school. 
 
During the Board hearing, supervisors modified the Plan to protect the low-income housing and 
designate a public school site.  However, they did not reduce the Plan’s recommended development 

http://www.fairfaxcounty.gov/dpz/comprehensiveplan/area1/baileys-baileyscbc.pdf
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density.  The Plan adopted by the Board recommends 7 million sq ft of floor area, effectively 
endorsing construction of 5055 dwelling units on the 77 acres. 
 
Easy Reading of the Seven Corners Plan:  The essential features of the Seven Corners Plan are 
easily accessed.  The Plan begins on pg 107 of the Comprehensive Plan for Bailey’s Planning District.  
The area-wide recommendations of the Plan are on pages 112-118 and the recommendations for the 
individual land units are on pages 162-168.  These 14 pages provide the essence of the Seven Corners 
Plan – easy reading for anyone interested in the potential consequences of establishing a CBC at 
Lincolnia. 
 
 
 

http://www.fairfaxcounty.gov/dpz/comprehensiveplan/area1/baileys-baileyscbc.pdf
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