
From: Terry Serie [mailto:tlserie@aol.com]  

Sent: Saturday, January 07, 2012 1:23 PM 
To: Mary Hynes 

Subject: Fwd: Draft SPRC Chair report on outstanding issues and schedule for 3901 Fairfax Drive site 
plan review 

 
Hello Mary,  
 
Two months ago, in my role as the SPRC Chair for the 3901 Site Plan, I shared with staff and the 
applicant a draft Chair's report.  The report summarized outstanding issues at the conclusion of three 
review meetings.  A number of SPRC members suggested a fourth meeting should be held.  Staff and the 
applicant preferred not to participate in another meeting.   
 
In the interest of encouraging collaboration, I released the report to the staff and applicant very early, 
rather than waiting until three days before the PC, meeting as is the normal practice. 
 
In the 3901County Manager's Report that the Planning Commission members received this morning, 
most of the plaza design, landscaping, 10th street, bonus density, and canopy tree issues raised at the 
SPRC report appear not to be addressed in a manner suggested by the SPRC.  Some of the 
recommended condition move considerable away from what have been strongly encouraged by the 
SPRC members. 
 
My report below, is just one example for over a dozen similar communications to staff over the past eight 
months to encourage collaboration on ideas, perspectives, and information developed through the SPRC 
process. 
 
The discussion at the January 9 Planning Commission meeting will, unfortunately, be on the same 
issues identified below. 
 
Best regards, 
Terry 
Cell: 703.307.1503 
 

-----Original Message----- 
From: tlserie <tlserie@aol.com> 
To: nsun <nsun@arlingtonva.us> 
Cc: nwalsh <nwalsh@arl.thelandlawyers.com>; Rosemary.Ciotti <Rosemary.Ciotti@gmail.com>; sock3 
<sock3@verizon.net> 
Sent: Mon, Nov 7, 2011 5:19 pm 
Subject: Draft SPRC Chair report on outstanding issues and schedule for 3901 Fairfax Drive site plan 
review 

  
Draft 11.07.2011 

  
SPRC Chair Report — Outstanding Issues 

3901 Fairfax Drive Major Site Plan Amendment 
  
  
Hello Natalie, 
  
Overview 
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As discussed in our communications last week, I have prepared a draft SPRC Chair 
report on outstanding issues raised at the three SPRC meetings and in communications 
to the SPRC and County from SPRC members, other advisory commissions, and the 
Ballston-Virginia Square Civic Association (BVSCA). 
  
I remain available to further cooperation with the staff on the issues as this application 
moves forward to the PC and Board. 
  
Schedule for SPRC and PC review 

  
Balancing the feedback from all parties, the Chair’s preliminary conclusion is 
that another SPRC meeting will not be scheduled at this time — based on the 
following assumptions — and that the application should proceed to the PC and 
Board.  
  

1.   No significant changes to the scope of the site plan elements reported at the last SPRC 
meeting will be made to the proposal without advising the SPRC and PC weeks in 
advance of the public hearing 

2.   That the county and applicant are clear about the SPRC’s perspectives on the nature of 
the outstanding issues and solution options that have been raised through the SPRC 
meetings and written communications 

  
If the staff and applicant would like more information to understand the above 
assumptions or wish to have another SPRC meeting, please advise me. 
  
Clearly, there are significant, outstanding issues for this application. And, there are 
reasonable options to resolve the issues.  Another SPRC meeting could make 
reasonable progress on the issues and refine solution options for the public hearings at 
the PC and Board.  It is not unusual for an application in similar circumstances to be 
reviewed at four or more SPRC meetings.  
  
On the other hand, there has been an abundance of feedback from the SPRC 
members and ongoing communications to the County and applicant that clearly and 
consistently identifies the outstanding issues and possible solution options.  Attendance 
at the last SPRC meeting included seven PC members, two members of the 
Transportation Commission, several standing members of the SPRC, representatives 
from the BVSCA and several county advisory commissions. 
  
Several members suggested the need for another SPRC meeting. No members 
objected to that suggestion. Others suggested alternatives of resolving issues through 
the site plan conditions.  No members objected to that suggestion. 
  
The Chair understands that the staff and applicant prefer that another SPRC meeting 
not be scheduled.  The Chair respects their perspectives.  Given the amount of 
consistent and clear feedback from the SPRC, perhaps, the county and applicant simply 



need more time to reflect on the SPRC feedback and work on solutions that incorporate 
feedback from the SPRC and guidance from the relevant planning documents. 
  
Outstanding Issues 

  

     Black Box Theater 
  

      Plaza and 10th Street design, elements, and landscaping  (to include sidewalks and 
streetscape adjacent to the plaza) --- resolve through site plan condition 

  

   Bonus Density Options; Calculation and Allocation of Community Benefits from bonus 
density 

  

    Building Architecture (Sector plan guidelines for Fairfax Drive and N. Quincy Street) 
  

    Staff’s Issues 

  

   Other: The above list is not intended to dismiss other issues raised by the staff or the 
SPRC process for the areas of transportation management, pedestrian space, building 
massing, etc.  Those issues should also be addressed in the site plan presented to the 
PC and the Board 

  
  
Additional details on Outstanding Issues 

  
Feedback for the issues includes the following from SPRC meetings, written 
communications to the county and applicant, and relevant planning documents. 
  
Black Box Theater 

  
Please consider all previous e-mails from the Chair that summarize comments and 
suggestions from the three SPRC meetings and written input to the SPRC from 
members of the Arts Commission and the BVSCA.  Special attention should be given to 
the long-standing request for the county and applicant to meet with and engage the 
Arlington arts community in the theater discussion prior to the public hearings at the PC 
and the Board. 
  
Plaza and 10th Street design 

  
This issue includes: 
  

A.   The area covered by the plaza, sidewalks adjacent to the plaza, and the plaza space 
that wraps around the building on Fairfax Drive and 10th Street.  It appears that all of the 
adjacent sidewalk area is included in the applicant’s justification for achieving the 
12,000 s.f. plaza goal of the Virginia Sector Plan.  

  



B.   10th Street design concept for both sides of the street 
  
The feedback expressed by several PC and standing SPRC members at the last 
meeting was to include a plan condition that outlined a separate process for completing 
the final design after board approval of the site plan.  None of the PC or standing SPRC 
members objected to this option. Only one of the 14 SPRC members supported going 
forward with the staff preferred plaza design option.  Many commented on why the 
various plaza design options did not comply with the guidance of the Sector Plan. 
Members did express support for various elements in the three different plaza options.  
  
Using plaza design approaches from other site plans and the feedback from this SPRC 
process, the condition for a separate planning process would consider: 

   A task force with stakeholders from the PC, SPRC, BVSCA, and other advisory 

commissions 

  A deadline for the design report to be ready within 120 days of the site plan approval 

  Final action on the design would be the Board with prior PC review optional 
  
 Bonus Density 

  
Clear feedback was provided on the options for utilization of the bonus density 
contribution generated under the Open Space Prov. (Z.O. Sec. 36.H.5.a.) (0.42 FAR). 
  
Many SPRC members spoke of first establishing a baseline funding level required of the 
applicant for community benefits on-site such as the BBT, the open space (plaza, 
streetscape), 10th Street, and then considering if any of the bonus density funds should 
also be used for those areas before it is taken off-site for other uses such as Quincy 
Park. Only one of the 14 SPRC members spoke in favor of following the staff position of 
limiting potential use of the funds only to the BBT and Quincy Park. 
  
There was also brief discussion that indicated support for having a dialogue on the 
applicant’s suggestion of increasing the building size by expanding it outward toward 
Fairfax Drive.  That action could create additional density and community benefits that 
would benefit the BBT and offset the loss of office space to meet the space needs of the 
BBT. 
  
 Building Architecture 

  
While we ran out of time at the meeting to discuss this topic, issues on the building 
architecture for Fairfax Drive and N. Quincy Street were raised at the both of the 
previous SPRC meetings.  Please see the Sector Plan Site-Specific Guidelines 
checklist for building architecture, particularly as it relates to Fairfax Drive and N. Quincy 
Street and for building seen from public spaces. 
   
Conclusion 

  



   Please advise me if staff or the applicant needs additional information on the topics 
covered in this report. 
  

    If the staff and applicant agree with not scheduling another SPRC meeting at this time, 
please let me know as soon as possible so we can take it off the schedule waiting 
list. 
  
Your suggestions or questions on this draft report will be most welcomed.  
  
Thanks again for all your efforts on this project.  
  
Best regards, 
  
Terry Serie 

SPRC Chair 
3901 Fairfax Drive Major Site Plan Amendment 
  
  
  

------------------------------------------------------- 

  
SPRC Operating Guide 

  
*    SPRC Goals are: 

       to ensure that the highest quality of land use planning and design is incorporated into development 
projects; to promote compliance with the County’s Comprehensive Plan, other planning documents and 
County policies;  

       to address community concerns and goals such as compatibility with existing neighborhoods and 
other adjacent properties, 

       and to advise the Planning Commission on issues posed by the project and on the adequacy of the 
proposed conditions in light of the exceptions requested. 
  
  
**   (3) The major responsibilities of the SPRC are the following … 
… 

       Advise the Planning Commission on the outstanding issues with regard to a specific plan and any 
conditions which it might determine to be necessary or appropriate to address those issues. 
  
(text highlighted by author) 

  
  



From: Terry Serie [mailto:tlserie@aol.com]  

Sent: Saturday, January 07, 2012 12:58 PM 
To: Mary Hynes 

Subject: Fwd: 3901 N. Fairfax - interim use of surface parking lot 

 
Hi,  
Yesterday, it was brought to my attention that an interim use for the 3901 parking lot had been added to 
the application long after the SPRC process had concluded. As I mention in my respond to the 3901 lead 
staff person, I think that is a reasonable idea.  

Best regards, 
Terry 
Cell: 703.307.1503 
-----Original Message----- 
From: tlserie <tlserie@aol.com> 
To: Natalie Sun <Nsun@arlingtonva.us> 
Sent: Fri, Jan 6, 2012 8:08 am 
Subject: Re: 3901 N. Fairfax - interim use of surface parking lot 

Hi Natalie, 
Thanks for the update.   
 
I understand how it is sometimes very difficult to juggle many projects, meetings, and deadlines.  From 
working with you the past year, I know that you work very hard and conscientiously to get it all done. 
 
I agree fully with applicant having an opportunity to utilize the parking lot until the start of construction. To 
leave the lot empty and surrounded by. Instruction fencing is not a desirable state for the public as well. 
 
Using the lot for parking in the short term should generally be without issues. There are, however, some 
parking types that can generate issues.  Check with your colleagues that have dealt with issues from the 
parking of moving van, construction vehicles, and large trucks in church and grocery store lots adjacent to 
residential areas.  Unfortunately, some issues do occur, however, they are easily prevented or managed 
with advanced planning. 
 
In summary, using the lot on an interim basis is a good and reasonable idea from my individual 
perspective. 

Terry 
 
On Jan 6, 2012, at 9:37 AM, Natalie Sun <Nsun@arlingtonva.us> wrote: 

Terry, 
 
The applicant added a request to their application late in the game - well after we finished SPRC review 
for the project.  I had intended to give you a heads up yesterday prior to TC but there were too many 
things going on on my end.  The applicant is requesting that they be able to use the site for interim 
surface parking between the close of operations and the start of construction of the site plan.  Staff is 
recommending that this be allowed with certain conditions such as installing a low hedge to screen 
headlines from adjacent areas.  Use of the lot is preferable to leaving it unused and potentially fenced off. 
  
  
Natalie Sun, AICP, LEED AP BD+C | Current Planning | Arlington County Planning Division - CPHD | 
2100 Clarendon Boulevard, Suite 700 | Arlington, VA 22201 | (T) 703.228.3525 / (F) 703.228.3543 / 
(Direct) 703.228.3538 | www.arlingtonva.us 
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From: Mark Longo [mailto:mlongo3@yahoo.com]  

Sent: Monday, January 02, 2012 7:35 PM 
To: Christopher Zimmerman; Walter Tejada; Mary Hynes; Jay Fisette 

Cc: Terry Serie; Gail Raiman; Karen Vasquez; Terri Prell; Cliff Chieffo 
Subject: VA Square Black Box Theater  

 

To the County Board: 

 

As a long-time Arlington resident (21+ years) and an advocate for the arts, I am writing to you in 

regards to the proposed Virginia Square Black Box Theater which will come before the Board 

for consideration on January 21st.  For the past six months, I have served on the Site Planning 

Review Committee for this project, representing the Arlington Commission for the Arts.  During 

this time, I and other citizen members of the SPRC have identified a number of issues and the 

applicant and county staff have taken measures to address some of our concerns.  The applicant 

should be commended for organizing an end-user meeting in December which was attended by 

more than a dozen county-supported arts groups.  It appears that the applicant has listened to 

many of the design concerns that were identified at this meeting and is addressing them with a 

revised design.   

However, it is important to note, that as we head into the public hearings with the Planning 

Commission and the County Board this month,  one of the major areas that we previously 

identified has yet to be discussed and a resolution of this issue prior to the pubic hearings seems 

unlikely. 

  

Unresolved Priority:  Resolve Facility Operational Issues 
  

In order for the Black Box Theatre arts facility to operate in a manner that is efficient for the 

performing arts and cost-effective, a number of facility operational issues need to be 

addressed. Among the remaining facility operational issues identified to date: 

  

       Will the Black Box Theatre truly be “turn-key” ready or will the theatre community need to 

raise some $100,000 of funds (per the 2007 approval) to finish out the facility before it can be 

used?  Is the 0.25 bonus density for additional space sufficient for the build-out of a “turn-key” 

facility or should the County have the option to consider utilizing the additional bonus density 

funds provided by the applicant under Section 36.H.5.a?  

  

         At the July SPRC meeting, the applicant reported that the community benefit value for the 

theatre was outlined in the SOW agreement adopted in 2007.  That SOW appears to allocate a 

very large a portion of the BBT community benefit value budget for prorated items that are a 

necessity for the overall construction of the building — independent of the theatre. Among the 

items to be prorated against the theatre are:  site plan construction management, site work 

(landscaping), concrete, site plan architectural and engineering design, as well as contractor fees, 

permits, processing, loan and bond costs.  While the BBT project should pay for its fair share of 

relevant prorated expenses, the budget should (a) put a cap on the prorated expenses and/or 

(b) put a minimum amount that should be spent on the facility within the walls, floors and 

ceilings of the space that is to provide the community benefit. 

  



        Allocated costs to the BBT: Under the 2007 site plan approval the overall maintenance of the 

building, management, administrative costs, replacement or repair of the building will be 

charged to the BBT space based in its square footage the same as it will to other tenants.  Any 

resident companies that would move in to the Black Box space would have no leverage in cutting 

these costs as the contract is currently written. The 2007 site plan condition for allocated costs 

would be a significant impediment to the success of the facility. 

  

         The County has the option of not charging real estate taxes on that portion of the building that 

is used for cultural purposes.  To assist the financial viability of this facility and the arts groups 

residing there, do not levy real estate taxes on this space as long as it remains a community 

facility. 

  

         Ensure that theatre patrons would have access to free, validated parking. It appears that the 

current amendment would assume that patrons utilizing the facility on evenings and weekends 

would have to pay for parking.  If this were indeed true, this performing arts facility would be the 

only one in Arlington County that charges its audience to park at it. 

  

        Ensure that the lease arrangements for the theatre facility would allow for artists to have access 

to the space during holidays and after hours. 

  

        Ensure that the lease agreement would allow the theatre companies to be able to rent out the 

space for non-cultural uses to outside groups for meetings and functions.   This additional 

revenue stream will contribute to the financially stability of the resident companies. 

  

With the recent reorganization of the Cultural Affairs Division under AED, we now have the 

perfect opportunity to mobilize county staff to effectively address these facility operational 

issues so that we can ensure that the Virginia Square Black Box Theater project is economically 

viable.  I encourage the County Board to see that these facility operational issues get addressed 

in a manner that is fitting of our great county.  Thank you. 

 

 

Respectfully submitted, 

 

 

Mark Longo 

315 South Irving Street 

Arlington, VA 22204 

(H) 703-271-9416 

(C) 703-785-7896 

mlongo3@yahoo.com 
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