
Meeting Date: 02/27/2023
 Agenda Item: 8a.

MEMORANDUM 

To: Chair Angres and Members of the Planning 
Commission 

From: Albert Frederick, Senior Planner 

Through: Jason Sutphin, Community Development 
Division Chief 
Brooke Hardin, Director of Community 
Development and Planning 

Subject: Pre-Application Briefing – Taco Bell/10120 Fairfax Boulevard 

Meeting 
Date: February 27, 2023 

The attached documents are inclusive of materials for the Planning Commission pre-application briefing on the 
above-referenced items, including a briefing with a narrative and conceptual plan. The site is located at 10120 
Fairfax Boulevard, on the north side of Fairfax Boulevard, west of Fair Woods Parkway, and east of Boulevard 
Marketplace Drive, and is immediately to the west of Patient First and east of 7 Eleven in the Boulevard 
Marketplace Shopping Center. The intent of this pre-application briefing is to receive initial feedback on a 
design concept from the Planning Commission before proceeding with an official application. 

The concept plan proposes to develop a 2,256-square foot restaurant with a drive-through window/facility on 
0.66 +/- acres. The proposal would require an amendment to the approved Zoning and General Development 
Plan and a Special Use Permit for a drive-through window/facility. Additional applications may be required 
based on final design if an application is submitted. Further detail is provided within the attached staff report. A 
fiscal impact analysis has not been conducted at this time.   
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History of Site: 

- In 2008, the site was approved for a 3,500 square foot bank with drive through 
- In 2017, the site was approved for a 5,100 square foot retail building  

 
Development Concept: 
The concept plan shows the following elements: 

- 2,256 +/- square foot restaurant with a drive-through window/facility  
- Drive-through lane with 13 stacking spaces and 21 parking spaces 
- Outdoor dining patio and bicycle parking area 

 
Potential Applications: If an application is submitted, this concept would require land use approvals that could 
potentially include, but are not limited to: 

- Amendment to Rezoning and General Development Plan  
- Special Use Permit for a drive-through facility 

SITE DETAILS 
 
Address: 10120 Fairfax Boulevard  
 
Current Zoning: CR Commercial Retail with 
proffers in Architectural Control Overlay District 
(ACOD) 
 
Current Use: Vacant 
 
Comprehensive Plan Future Land Use 
Designation: Commercial Corridor Place Type 
 
Site Area: 0.66 +/- acres 
 
Number of lots: 2 
 
Property Owners: JDC Boulevard, LLC c/o 
Rosenthal Properties 
 
Potential Applicant: Robert D. Brant for ABTB 
Mid-Atlantic, LLC 

Pre-Application Briefing – Planning Commission 

SITE 
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- Major Certificate of Appropriateness for architecture and landscaping 
Specific applications will be assessed at a future date when a complete application package is submitted by the 
applicant. 
 
Preliminary Feedback: City review agencies have provided the following feedback to the developer. Staff has 
met with the potential applicant to discuss: 

- Rezoning request to amend the General Development Plan and a Special Use Permit for a drive-through 
facility  

- Landscaping details for the parking lot and rear of the proposed building including potential 
encroachments in the Resource Protection Area (RPA) and the floodplain 

- Dumpster pad dimensions per Section 4.12 of the Zoning Ordinance  
- Show the location of the utility box 
- Parking requirements for the proposed use and the overall shopping center 
- Ensure that architecture is consistent with the existing shopping center 
- Preliminary discussion on traffic impact memo and the stacking requirements for the drive-through 

facility 
- Streetscape improvements including 10-foot sidewalk along Fairfax Boulevard 
- Show connection to George Snyder Trail 
- Show location of the exterior grease separator 
- Ensure adequate width in the drive aisles to accommodate fire access 
- Evaluate land cover to ensure that no additional stormwater improvements are required as the shopping 

center did incorporate stormwater improvements 
 
Attachments: Includes submission materials received from the potential applicant: 

1. Briefing Letter 
2. Briefing Concept Plan and Aerial 
3. Briefing Conceptual Architectural Renderings 
4. Trip Generation Analysis   

  



Robert D. Brant 
(703) 528-4700 Ext. 5424
rbrant@thelandlawyers.com

January 27, 2023 

Via E-Mail 

Brooke Hardin 
Director, Community Development and Planning 
City of Fairfax 
10455 Armstrong Street 
Fairfax, Virginia  22030 

Re: Request for Pre-Application Briefing for Proposed Generalized Development Plan 
Amendment and Special Use Permit Applications 
10120 Fairfax Boulevard 
Applicant:  ABTB Mid-Atlantic, LLC 

Dear Mr. Hardin: 

As you are aware, I represent ABTB Mid-Atlantic, LLC (the “Applicant”), the contract 
lessee of property located at 10120 Fairfax Boulevard in the City of Fairfax (the “City”).  Please 
accept this letter and the enclosed materials as a request for pre-application briefings with the 
Planning Commission and City Council to discuss the Applicant’s proposed development of the 
Subject Property with a Taco Bell restaurant with a drive-through.   

10120 Fairfax Boulevard is identified among the City’s real estate assessment records as 
47-4-23-000-D and consists of approximately 0.66 acre (the “Subject Property”).  The Subject
Property is currently a vacant pad site that is part of the Boulevard Marketplace Shopping Center
(the “Shopping Center”).  Zoned to the CR (Commercial Retail) District, the Subject Property
was initially included in a Generalized Development Plan (“GDP”) that was approved subject to
proffers by City Council for the Shopping Center in 2008, allowing a total of 17,300 square feet
of commercial space, including a 4,300 square foot bank building with drive-through on the
Subject Property.  In 2011, the Shopping Center was subdivided into two separate parcels,
including the Subject Property and the adjacent parcel identified as 47-4-23-000-A.  In 2017,
City Council approved a GDP amendment, which converted the previously approved drive-
through bank to an approximately 5,100 square foot retail building.  To date, the approved retail
building has not been constructed, and the Subject Property remains vacant.

ATTACHMENT 1

mailto:lstrobel@thelandlawyers.com


Brooke Hardin 
January 27, 2023 
Page 2 of 3 
 
 The Applicant proposes to redevelop the Subject Property with a drive-through Taco Bell 
restaurant.  The Applicant’s proposal will require a GDP Amendment, as well as a special use 
permit (“SUP”).  In terms of the City’s 2035 Comprehensive Plan (the “Plan”), the Subject 
Property is designated as “Commercial Corridor,” which supports a variety of commercial uses 
including a mix of retail, restaurant, and other commercial uses.  The proposed use is therefore 
consistent with the Plan’s recommendations for the Commercial Corridor place type.  In 
addition, the proposed use is consistent with the existing pattern of development along the 
Fairfax Boulevard corridor, which includes a number of existing drive-through restaurant uses.   
 
 As illustrated on the enclosed concept plan, the restaurant with drive-through will consist 
of an approximately 2,256 square-foot, one story building with a proposed parking area, oriented 
towards the rear of the Subject Property.   The proposed drive-through lane will wrap around the 
new building and parking area and will accommodate 13 stacking spaces, which exceeds the 
minimum number required by the Zoning Ordinance.  A total of 21 parking spaces are provided 
on the Subject Property, including 12 spaces along the existing drive aisle of which 8 spaces are 
subject to a shared parking agreement within the shopping center.  Bicycle parking and a small 
outdoor dining patio area will also be provided proximate to the restaurant’s main entrance.  
 

Primary access to the Subject Property will be through the existing internal circulation of 
the Shopping Center.  The Shopping Center is served by two existing vehicular access points 
along Fairfax Boulevard – including one signalized full-movement access and one right-in/right-
out access.   An additional vehicular access is provided to the adjacent Patient First parcel, which 
provides for inter-parcel vehicular access to the Subject Property.  No changes are proposed to 
the existing access or on-site circulation conditions associated with the Shopping Center.  To 
accommodate adequate pedestrian circulation, the Applicant will incorporate a 6-foot wide 
sidewalk between the proposed building and parking areas.  In addition, the Applicant proposes 
to maintain an existing 8-foot wide trail along the western property line that connects to the 
George Snyder Trail to the north of the site.   Finally, while the northern portion of the Subject 
Property includes Resource Protection Area (“RPA”) and floodplain, none of the Applicant’s 
proposed site improvements will encroach into these environmentally sensitive areas.  All site 
work is limited to previously disturbed areas of the site. 

 
From a transportation standpoint, the proposed conversion of the approved retail building 

to a drive-through restaurant is not anticipated to generate a substantial traffic impact.  As 
indicated in the submitted preliminary trip generation analysis, the proposed use is anticipated to 
generate 50 vehicle trips in the morning peak hour and 33 vehicle trips in the evening peak hour, 
representing 38 additional trips in the morning and 15 fewer trips in the evening when compared 
to the previously approved use.  Also, the Applicant anticipates that this restaurant will attract 
customers who are already on the road.  Accordingly, the proposed use will not have an adverse 
traffic impact on Fairfax Boulevard. 

 
As shown on the submitted architectural renderings, the building will be architecturally 

compatible with the adjacent buildings in the Shopping Center through the use of compatible 
brick materials and cornice details that are shared by the two existing buildings.  As part of the 



Brooke Hardin 
January 27, 2023 
Page 3 of 3 

application process, the Applicant will submit a Certificate of Appropriateness application and 
work with City staff and the Board of Architectural Review to ensure the building is compatible 
with the area and consistent with the City’s Design Guidelines.   

I have enclosed the following materials for consideration by staff, the Planning 
Commission, and City Council: 

• A concept plan, which provides details of the proposed development and includes
an aerial exhibit of the Shopping Center, prepared by Dynamic Engineering
and dated January 23, 2023;

• A trip generation assessment prepared by Dynamic Traffic and dated January 20,
2023; and

• Conceptual architectural renderings prepared by GLMV and dated January 26,
2023.

The Applicant’s proposal will result in the redevelopment of a vacant pad site with a new 
restaurant that will add to the mix of tenants within the Shopping Center as well as provide 
additional food choices to the surrounding community.  The proposed restaurant use remains 
consistent with the commercial character of Fairfax Boulevard and is in harmony with the 
recommendations of the Plan.    

I would appreciate the scheduling of a pre-application briefing to discuss this proposal 
with the Planning Commission on February 27, 2023, and with City Council on February 28, 
2023, or as soon as possible thereafter.  Should you have any questions regarding the submitted 
materials or should you require any additional information, please do not hesitate to contact me. 
As always, I appreciate your assistance. 

Very truly yours, 

Enclosures 
Cc: Jason Sutphin  Daniel Pellissier Jake Jarboe 

Albert Frederick David Panella  Rosa Paddock 
Anna Kohlbrenner  Connor McManus Kathryn R. Taylor 
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LAND DEVELOPMENT CONSULTING ● PERMITTING
GEOTECHNICAL ● ENVIRONMENTAL

TRAFFIC ● SURVEY ● PLANNING & ZONING

Offices conveniently located at:
Lake Como, New Jersey  ●  T: 732.974.0198

Chester, New Jersey  ●  T: 908.879.9229
Newark, New Jersey  ●  T: 973.755.7200

Toms River, New Jersey  ●  T: 732.678.0000
Newtown, Pennsylvania  ●  T: 267.685.0276

Philadelphia, Pennsylvania  ●  T: 215.253.4888
Bethlehem, Pennsylvania  ●  T: 610.598.4400

Allen, Texas  ●  T: 972.534.2100
Houston, Texas  ●  T: 281.789.6400

 Austin, Texas  ●  T: 512.646.2646
Delray Beach, Florida  ●  T:  561.921.8570

Annapolis, MD  ●  T:  410.567.5000

125 West Street
Annapolis,  MD  21412

T: 410.567.5000

01 / 23 / 2023
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Dynamic Traffic, LLC 
245 Main Street, Suite 110 

Chester, NJ 07930 

T. 732.681.0760

January 20, 2023 
Via Hand Delivery 

City of Fairfax 
Department of Community Development & Planning 
10455 Armstrong Street 
Fairfax, VA 22030 

Attn: Brooke Hardin, AICP, Director 

Re: Trip Generation Comparison 

Taco Bell Fast Food Restaurant  

w/ Drive-Thru 

Boulevard Marketplace; Parcel D 

10120 Fairfax Boulevard 

City of Fairfax, Fairfax County, VA 

DT # 3486 22-02730  

Dear Mr. Hardin: 

Dynamic Traffic has prepared the following assessment to determine the traffic impact associated with 
development of a site located along the westbound side of Fairfax Boulevard (US Route 50) in the 
City of Fairfax, Fairfax County, Virginia. The site is designated as Boulevard Marketplace; Parcel D 
and is located within the CR – Commercial Retail zone. The site is currently developed with a parking 
area and has been previously approved for the construction of a 5,055 SF Retail Building and 
separately, a 3,500 SF Bank with Drive-Thru; however, the previously approved uses have not been 
constructed. It is proposed to construct a 2,256 SF Taco Bell Fast Food Restaurant with Drive-Thru 
(The Project). Access to the site is currently provided via one full movement driveway and two right 
in/right out driveways along Fairfax Boulevard (US Route 50) and one full movement driveway along 
Plantation Parkway. As part of The Project, no changes are proposed to the existing access points. 

Trip Generation Comparison 

Trip generation projections were prepared utilizing trip generation research data as published in the 
Institute of Transportation Engineers’ (ITE) publication, Trip Generation, 11th Edition.  This publication 

sets forth trip generation rates based on empirical traffic count data conducted at numerous research 
sites.  Trip generation projections for the Project were prepared utilizing Land Use Code (LUC) 934 
– Fast-Food Restaurant with Drive-Through Window and trip generation projections for a
comparable permitted use were prepared utilizing LUC 822 – Strip Retail Plaza and LUC 912 – Drive-
In Bank. The following compares the anticipated site generated trips for the proposed use and the
previously approved uses on the site.
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Table I 

Trip Generation Comparison 

Use 
 AM PSH PM PSH 

Trip Type In Out Total In Out Total 

5,055 SF Retail 
(Previously Approved) 

Total 7 5 12 24 24 48 

Passby - - - - - - 

Primary 7 5 12 24 24 48 

3,500 SF Bank w/ 
Drive-Thru 
(Previously Approved) 

Total 20 15 35 37 37 74 

Passby 6 4 10 13 13 26 

Primary 14 11 25 24 24 48 

2,256 SF Taco Bell w/ 
Drive – Thru 
(Proposed) 

Total 52 49 101 39 36 75 

Passby 26 25 51 21 20 41 

Primary 26 24 50 18 16 34 

 
As shown in the table above, the proposed use is anticipated to generate an increase of 25 primary 
peak hour trips during the weekday morning peak hour compared to the previously approved bank 
use and a reduction of 14 primary peak hour trips during the weekday evening peak hour compared 
to both previously approved uses. It should be noted that the difference in number of new trips falls 
below the industry accepted standard of a significant increase in traffic of 100 trips. Based on 
Transportation Impact Analysis for Site Development, published by the ITE “it is suggested that a 

transportation impact study be conducted whenever a proposed development will generate 100 or 
more added (new) trips during the adjacent roadways’ peak hour or the development’s peak hour.”  
Hence, it is not anticipated that the change in use have any perceptible impact on the traffic operation 
of the adjacent roadway network. This level of trip generation will not create any discernible impact 
on existing traffic flows. 

 

Conclusion 
 
Based upon our Trip Generation Comparison as detailed in the body of this report, it is the 
professional opinion of Dynamic Traffic that the adjacent street system of the City of Fairfax and the 
Virginia Department of Transportation (VDOT) will not experience any significant degradation in 
operating conditions with the development of the site. 
 
If you have any questions on the above, please do not hesitate to contact me. 
 
Sincerely, 
 

Dynamic Traffic, LLC 
 
 
 
Corey M. Chase, PE     Kevin M. Savage, PE, PTOE 
Principal      Principal 
 
File: T:\TRAFFIC PROJECTS\3486 ABDD Capital\22-02730 Fairfax VA\Design_Planning\Planning\2023-01-06 Trip Gen Comparison\2023-01-

06 Trip Generation Comparison.docx 
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