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February 18, 2015 

Hon. Scott Silverthorne  
City of Fairfax 
10455 Armstrong Avenue 
Fairfax, VA 22030 
 
Dear Mayor Silverthorne and Members of the City Council: 

Fairfax City Citizens for Smarter Growth respectfully submits the following comments 
concerning the proposed rezoning application for Novus Fairfax Gateway. We believe that the 
proposed project, with the conditions recommended by the Planning Commission, significantly 
advances smart growth principles.  The proposed development will enliven the Kamp 
Washington area with new residents and a much more pedestrian-friendly layout, and can serve 
as a catalyst for revitalizing this area. The applicant has partnered with the community for the 
past two years, modifying the project substantially in response to feedback from nearby 
neighborhoods, City staff, and elected and appointed leaders. In our view, these modifications 
have significantly improved the project. 

Specific aspects of the project that we believe are worth noting include: 

● Street design and traffic circle: The applicant has significantly improved the street 
layout over the original proposal by creating a set of pedestrian-friendly north-south and 
east-west streets. The streets break the parcel into six compact, walkable blocks. The 
design enables safe and easy circulation of all users -- pedestrians, bicyclists, motorists -- 
while deterring cut-through traffic. The applicant has also worked with the City to 
establish much more attractive and pedestrian/bicycle-friendly frontage on Fairfax 
Boulevard and Route 29 while allowing for the potential installation of a local street per 
the Fairfax Boulevard Master Plan.  

● Mix of uses: While the proposal is predominantly residential, it allows for the conversion 
of 17,000 additional square feet of residential accessory uses to commercial uses as the 
project and market conditions in the City evolve. We support this provision. In general 
we would prefer a more balanced mix of uses that would provide more retail amenities 
and attract residents of neighborhoods such as Westmore, Fairchester Woods and nearby 
county residential areas to Kamp Washington. However, the 2014 market study 
commissioned by the City indicates that this particular node is already saturated with 
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retail. In light of the current constraints on additional retail development, the applicant 
and the City have reached a commendable compromise for building in more retail over 
time. 

● Pedestrian and bicycle conditions on Fairfax Boulevard and Route 29: We strongly 
support the Planning Commission’s recommendation to expand the 6-foot sidewalk 
proposed by the applicant to a 10-foot multi-use trail, and to implement pedestrian 
improvements at the Fairfax Boulevard-Bevan Drive intersection. Improved trail 
connections on both streets are a priority in the City Parks and Recreation draft Trails 
plan. While these frontage areas are relatively small, it is important to set the right 
precedent for future redevelopment by establishing a multi-use trail that can be safely 
shared by pedestrians, bicyclists and other non-motorized users. This project provides a 
welcome step forward in this respect. 

● Affordable housing: We strongly support the Planning Commission’s recommendation 
that 6% of the total residential units be set aside as affordable dwelling units for 
households earning 60% or less of Area Median Income per US Housing and Urban 
Development standards. Further, we support requiring the applicant to use the Voluntary 
Development Condition/Proffer Template discussed at the council’s February 3 work 
session, including that the calculated rent (not including utilities, parking, or other fees) 
be based on 25% of household monthly income. We do not support proffers of cash to a 
non-existent housing trust fund in lieu of the affordable dwelling unit proffer. First, the 
applicant proposes to build rental housing units and the city will need additional 
affordable units. This need comes from the council’s 2013 approval of removal of 110 
units of market-affordable housing at Layton Hall Apartments (on hold, but still 
approved) and the potential approval of the removal of an additional 110 units at Oak 
Knolls Apartments. Second, the city has no housing trust fund, no policies for using any 
funds contributed to the fund, and no staff to administer the fund. Accepting a donation to 
a housing trust fund would be premature.  

● Bicycle parking: The applicant has proffered covered bicycle storage facilities for 
residents in the garages, and bicycle racks for site visitors and employees. Bicycle storage 
facilities for residents should be protected from conflicts with automobiles exiting and 
entering the garages. Residents should be able to store and retrieve their bicyclists 
through easy access and egress, preferably through a ground-floor storage facility. As the 
city reviews this and future projects, we suggest looking to Arlington's bicycle storage 
standards as a basic benchmark to ensure that there is sufficient parking for residents, 
visitors and employees. 

● Motor vehicle parking: We strongly support the reduction in parking from the amount 
required by current zoning.  

● Energy efficiency and stormwater management: We commend the applicant for 
including Leadership in Energy and Environmental Design (LEED) standards in the 
buildings.  We recommend methods to further reduce the project’s environmental impact, 
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for example, on-site use of stormwater, pervious pavement, herbaceous and native 
plantings instead of turf areas, and horizontal cut-off exterior lighting. 

●  How the public sector can help:  The applicant is displaying the commitment to 
advance walkability in the Kamp Washington node.  The plans establish a new 
infrastructure network on the site with no municipal support.  We strongly encourage the 
City, County and VDOT to work proactively with the applicant in directing appropriate 
public resources toward improvements to the pedestrian and bicycle network on the 29 
and 50 corridors. There are ample and diverse retail destinations within walking distance 
of the project.  

 
We wish to commend the applicant for their level of communication and dialogue with our group 
and Fairfax City communities. The applicant has held four meetings with our group since the 
project's inception, and has held numerous meetings with other community groups and City 
leaders.  

Enclosed is our checklist evaluation and previous correspondence with you on this project. 
Thank you for considering our perspectives in your review. 

Sincerely yours, 

 
Douglas Stewart 
Coordinator, Development Projects Committee 

 

Cc: Brooke Hardin 
      Jason Sutphin 

Encs: Smart growth checklist 

Letter 7/8/14 
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Fairfax City Citizens for Smarter Growth 

Assessment of Novus Fairfax Gateway Proposal 
February 2015 

 
Fairfax City Citizens for Smarter Growth (www.fairfaxcitysmartergrowth.wordpress.com) supports 
compact, walkable, mixed-use development. We welcome new development that expands transportation 
choices, creates vibrant public spaces, is environmentally responsible, improves the balance of office, 
commercial and residential uses in the city, and increases housing options for people of all ages and 
income levels. We believe that new development should: 

● Encourage bicycling, walking, and other alternatives to driving 
● Be integrated with nearby neighborhoods  
● Contain a variety of different uses -- or add to the diversity of uses within a given area -- and 

sufficient density to make it possible to walk to fulfill a number of different everyday needs 
● Provide sufficient retail and office uses to make the city a more compelling destination 
● Be consistent with the City’s Comprehensive Plan, the Fairfax Boulevard Master Plan, or other 

current city planning efforts. 
The checklist below assesses the Novus Fairfax Gateway proposal in terms of specific development 
attributes that we encourage. The list is intended to be suggestive and constructive. Placemaking is 
complex and detail-intensive. No single development project can be expected to fulfill all of these 
attributes. The relative importance of the attributes will vary depending on the circumstances of a given 
project. We want to get to “Yes,” and hope this assessment can help do that. 

Fostering strong businesses and generating tax 
revenues to support first-class services and public 
infrastructure 

Y N N/A Notes 

Provides a range of business sizes in a compact 
walkable district with office, retail and residential 
uses integrated into them 

x  

 The project is predominantly 
residential with a small 
amount of retail. Offers 
flexibility to convert up to 17K 
sq. ft. of accessory residential 
space to additional retail or 
office as project evolves. 

Includes retail store locations that vary in size from 
1,000 to 5000 square feet facing onto roads and 
sidewalks that meet the requirements of walkable 
neighborhoods 

X  

 Retail fronts main roads.  Most 
building sizes themselves are 
apparently slightly larger than 
5,000 sq. feet but presumably 
there will be shared tenants. 
Applying treatments to 
improve pedestrian experience 
in these areas. 

http://www.fairfaxcitysmartergrowth.wordpress.com/�
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Walkway is wide enough to accommodate outdoor 
sandwich signs, street furniture, outdoor dining 
areas, where applicable 

X  

 We support staff 
recommendation to expand 
the walkways along 50 and 
29 to 10’ (applicant 
proposes only 6’). 

Provides seating or other amenities in pedestrian 
areas 

X  
 

 

Landscaping softens the hardscape of building and 
sidewalk 

X  
 Linear parks along 50 and 29 

provide greenspace 

Outdoor lighting illuminates the storefront and 
signage and is at a pedestrian scale 

  
X 

 To be determined    

Includes a plan for getting locally owned commercial 
tenants 

  
x 

Local nonprofit space 

 Improves the balance of office, retail and residential 
units in Fairfax City and immediately surrounding 
area 

X  

 
No existing residential in 
KW triangle 

 Provides on-street parallel parking x    

Commercial space creates a continuous street front 
leading from one block to another 

X  

 Not contiguous within the 
project, but enforces plan 
for contiguous retail 
along main roads. Lack of 
consolidation of Hilltop 
Shopping Center is a 
drawback. 

 Commercial space is visible from public streets X    

Loading zones are centrally located to serve the 
commercial district, and do not disrupt pedestrian 

X   Informal loading areas 
(probably a good 
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continuity approach for this amount 
of retail) 

 Providing places and means for city residents and 
visitors to be healthy and physically active 

Y N N/A Notes 

 Provides publicly accessible and usable open space 
or recreational amenities 

X  

 Public spaces are 
probably the strongest 
element of this project. 

 Contributes to and provides appropriate connections 
to the local pedestrian network for the following 
categories: 

 

 

 

 

 

 

● Sidewalk network X    

● Recreational trails   

X 50 and 29 trail should be 10’ 
to accommodate 
pedestrians, bicyclists, 
people with disabilities. 

● Bicycle network   X See above 

 Strengthens pedestrian connections to existing, off-
site recreational facilities and open spaces 

X  

 Strengthens pedestrian 
connections to Kutner 
Park from south of 
project.   

 Strengthens pedestrian access to schools by 
providing housing choices close to schools and/or by 
physically improving a pedestrian network that 
connects to a public elementary, middle, or high 
school 

 NX X 

N/A. Pedestrian access to 
Providence or Lanier for 
Westmore residents will 
not be improved -- it is 
City’s responsibility to 
improve pedestrian 
conditions on 29 and 50, 
not applicant’s. 
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 Expanding transportation choices Y N N/A Notes 

Streets are connected internally and to the larger 
street network at appropriate intervals. Provides a 
street grid and smaller block sizes. 

x  

 Internal street design and 
connections with 29 and 
50 street network are 
much improved.  
Compact walkable blocks. 
Fluid connections to 3 
areas within 
development. Private 
roads connect with larger 
grid.  

Streets include traffic calming features such as 
narrow travel lanes, tree buffers on sidewalk, median 
refuge islands, narrow curb radii, bulb-outs 

x   

Marked crosswalks,  
bulbouts, narrow streets 
with parallel parking, 15 
mph speed limit, 
sidewalks and street trees 
create a good pedestrian 
streetscape. Deviations 
from public street 
standards are 
understandable since 
those are largely due to 
traffic calming priorities. 
We support staff 
recommendation to 
move traffic circle away 
from 50 to improve safety 
and prevent stacking 
backing up to 50. 

Includes centrally located, convenient bike parking x   

Bicycle storage in garages 
for residents need to be 
accessible and minimize 
conflicts with motorists. 
Amount of outside bicycle 
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parking for visitors, etc. 
should generally align with 
Arlington standards. 

Offers shuttle service to Metro (and other regional 
destinations),  contributions to a city-wide shuttle 
service and/or subsidized CUE passes 

x  

 Residents would receive 
smartrip cards with some 
value loaded in. CUE bus 
shelters on 50 and 29 
would be installed. 

Helps make adjacent thoroughfares less intimidating 
to pedestrians, by bringing buildings closer to the 
street, adding traffic signals or pedestrian amenities, 
or designing entrances to encourage slow 
approaches  

X  

 Step in the right direction 
here.  A traffic light on 
the south side to facilitate 
crossing 29 would be a 
significant improvement. 

Building community and civic life, and 
preserving our historic inheritance  

Y N N/A Notes 

Buildings and other project features are oriented 
toward public streets 

X  
 

 

Uses the space between the building and the street 
creatively and to encourage public interaction 

X  
 

 

Minimal off-street surface parking X  

 We support special 
exception for reduced 
parking. 

Buildings are conveniently and safely accessible on 
foot directly from the street  

X  
 

 

Includes space --interior or exterior -- for public use X    

Commercial and retail ground floors X   In some places 
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Project’s uses complement other uses in the area, 
and fill gaps in needed services, housing, and other 
uses 

X  

 

No housing in KW triangle 

Minimizes disturbance to and enhances protection of 
historic archaeological sites 

X  

 Strong effort to 
complement and enhance 
Jermantown Cemetery 

For streets with ground level residential, entrance 
doorways are provided to individual units or at 
appropriate intervals 

  
X Need to clarify.  Individual 

doorways not part of 
current plan 

Contributing to a more environmentally sustainable 
pattern of growth 

Y N N/A Notes 

Minimizes disturbance to and enhances protection 
of: 

  
 

 

Resource protection areas   X  

Established woodland and meadow areas   X  

● Specimen and native trees 
●  

  
X Has a field survey been 

done to see if there are 
any? 

● Minimizes impermeable surface area through 
the use of parking garages, underground 
parking or permeable surface parking 

X  

 We encourage use of 
stormwater retention 
design above and beyond 
code, with filterra, 
permeable surfaces, rain 
gardens in green spaces, 
green roofs, and 
herbaceous plantings in 
place of turf. 
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Reduces the amount of impervious surface area on 
the site from existing conditions 

x  
 

 

Reduces the amount of impervious surface area in 
sensitive areas 

  
X 

 

Controls sediment runoff in sensitive areas x    

Improves the overall condition of stormwater or 
stream flow 

x  
 

 

Includes innovative stormwater management 
measures such as green roofs, constructed wetlands, 
pervious paving, rain gardens, water cisterns 

 X 

 

 

LEED-certified- or other innovative environmental 
initiatives that reduce energy use and environmental 
impact 

x  

 

 

 Providing living options for diverse populations and 
needs  

Y N N/A Notes 

Helps maintain a city-wide stock of workforce 
housing units (for households earning 50-120 percent 
of area median income) 

 X 

 Support Planning 
Commission 
recommendation for 6% 
ADUs at 60% of AMI. 

 Adds favorably to the balance of housing options in 
the city and surrounding areas 

X  
 

  

Housing types and/or price levels are physically 
mixed in the project and/or in relation to the nearby 
neighborhoods 

X  

 
In relation to nearby 
neighborhoods. 
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