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PROJECT SUMMARY 

The Department of the Army proposes to construct a new 137,000 square foot Commissary at 
Fort Belvoir on the site of the existing Post Exchange, which will be demolished at the 
completion of the new Post Exchange currently under construction. The Post Exchange and 
Commissary are part of a planned North Post Town Center development. The new Commissary 
will be supported by a total of 588 new parking spaces, including 522 for customers and 66 for 
employees. The project will also include a 3,000 square foot canopy along the front of the new 
Commissary building to shelter the entrance and exit areas, a loading area in the rear, and 
extensive landscaping/seating in the front to create an attractive pedestrian area linking the Post 
Exchange, Commissary and the rest of the Town Center development.   

KEY INFORMATION 

 The proposed Commissary will be located adjacent to the new Post Exchange (PX) and 
share a customer parking lot with the PX. 

 The Commission disapproved preliminary and final site and building plans for the PX 
due to concerns regarding tree loss. The PX is currently under construction. 

 The Army has worked with NCPC staff to improve the design of the North Post Town 
Center, which will be included in an updated Master Plan for Fort Belvoir, currently 
under development. The proposed Commissary is consistent with the existing Master 
Plan. 

 The proposed Commissary will require the removal of an additional 3.3 acres of trees. 
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has yet to receive this information. In addition, due to the previous PX center project’s removal 
of trees and the current proposal’s plan to remove an additional 3.3 acres of trees, the 
Commissary’s stormwater management design is critical to mitigate this largest environmental 
impact. As such, although the project submission states that the completed design will comply 
with a number of different standards (EISA, Section 438; Commonwealth of Virginia; Fairfax 
County; and Chesapeake Bay Protection and Restoration Act), staff nevertheless recommends 
deferral of site plan approval until the design is more fully developed and detailed quantitative 
data is provided to NCPC that demonstrates compliance with these standards. 
 
Therefore, staff recommends that the Commission request the following additional information 
from the Applicant prior to submitting for final approval: 
 

 Information on the tree reforestation plan being developed for the Master Plan 
update 
 

 Documentation on the project’s compliance with stormwater management 
standards from Fairfax County; Commonwealth of Virginia; EISA, Section 438; 
and Chesapeake Bay Protection and Restoration Act using quantitative information 
in the final project submission 

 
 A detailed forecast of projected customer demand for the shared parking lot, 

including forecast assumptions, parking standards, customer demand overlap, and 
detailed quantitative demand information. 

 
Furthermore, staff recommends that the Commission recommend the following modifications to 
the final site development plans in order to minimize impervious surfaces and deforestation, and 
maximize use of the main customer parking lot: 
 

 The elimination of a separate employee parking lot 
 

Staff notes that the proposed customer parking for the Commissary has 80 fewer spaces than the 
existing Commissary.6 Also, the total number of spaces (for both the PX center and Commissary) 
in the shared lot averages out to 3.8 spaces for each 1,000 square feet of gross floor area (GFA), 
which is lower than other comparable developments that provide between 4.0 and 6.5 spaces per 
1,000 square feet of GFA.7 A majority of the project site is located on previously disturbed land 
(occupied by the existing PX store), and the project is part of a larger planned town center 
development, which will be designed to provide enhanced pedestrian access by nearby residents. 
The forecourt area in front of the new building will be part of a larger north-south “pedestrian 
                                                 
 
6 The current Commissary has a parking lot with 668 total customer spaces.  
 
7 Fairfax County standards allow an average of 4.8 spaces per 1,000 square feet of GFA for similar uses (shopping 
centers with between 400,000 and 1,000,000 square feet of GFA). Between the Commissary (137,000 square feet) 
and PX center (270,000 square feet), the combination of the two uses could be considered a “shopping center” use 
for the purpose of comparing the proposed parking with the parking standards for the neighboring jurisdiction. 
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spine”, which will connect the future PX center (located to the north of the new Commissary); 
new Commissary; and the planned future commercial/residential town center development. 
These features are consistent with NCPC staff recommendations during consultation with the 
Army and the Defense Commissary Agency (DeCA). Lastly, the future parking lots will be 
designed with spaces constructed with permeable pavement (and other low impact development 
features) to help mitigate the development’s stormwater impacts. Therefore, staff recommends 
that the Commission note that the Applicant has worked with NCPC staff on the 
development of a North Post Town Center Small Area Plan in response to previous 
Commission comments. The Army provided the Commission with an informational 
presentation about the planned North Post Town Center at its meeting on July 12, 2012 in order 
to offer additional background on the town center’s framework design. 

Comprehensive Plan for the National Capital 

The Comprehensive Plan for the National Capital provides goals and policies that guide the 
Commission in evaluating and acting on plans and projects in the National Capital Region. Staff 
has determined that the proposed project is consistent with the following policies from the 
Federal Workplace, Transportation, and Federal Environment Elements of the Comprehensive 
Plan for the National Capital. 
 

1. Develop sites and buildings consistent with local agencies’ zoning and land use policies 
and development, redevelopment, or conservation objectives, to the maximum extent 
feasible. 

 
2. Provide employee clothes lockers and showers at federal buildings and on federal 

campuses to support bicycle commuters. Space should be reserved in new facilities to 
allow for the provision of showers and lockers to support the bicycle commuting 
population.  

 
3. Encourage federal employees to rideshare, including the use of carpools, vanpools, 

privately leased buses, public transportation, and other multi-occupant modes of travel. 
 

4. Provide parking for disabled persons in accordance with federal law. 
 

5. Minimize development of open space by selecting disturbed land or brownfields for new 
federal workplaces or by reusing existing buildings or sites. 

 
6. Provide secure … bicycle parking spaces or bicycle lockers in close proximity to building 

entrances at federal buildings and on federal campuses. 
 

7. Use pervious surfaces and retention ponds to reduce storm water runoff and impacts on 
off-site water quality. 

 
8. Encourage the use of innovative and environmentally friendly “Best Management 

Practices” in site and building design and construction practice, such as green roofs, rain 
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gardens, and permeable surface walkways, to reduce erosion and avoid pollution of 
surface waters. 

 
Staff has determined that the proposed project is not consistent with the following policies from 
the Transportation and Federal Environment Elements of the Comprehensive Plan for the 
National Capital. 
 

1. Place parking in structures, preferably below ground, in the interest of efficient land use 
and good urban design. 
 

2. For suburban federal facilities beyond 2,000 feet of a Metrorail station, the parking ratio 
(1:1.5-1:2) will reflect a phased approach linked to planned improvements over time. 

 
NCPC staff notes that the site plan shows 66 employee spaces, which equates to a 1:1.3 ratio (7 
spaces too many) using the assumption that part-time workers utilize their spaces for ½ the time 
of full-time employees. As such, the 53 part-time employees only require 27 spaces to satisfy 
their parking demand, rather than the 36 spaces that would be allowable for full-time employees 
using the 1:1.5 ratio. Thus, the Comprehensive Plan ratio will allow a total of 59 employee 
parking spaces for the project based on the future full-time and part-time employee population. 

Fort Belvoir Master Plan 

The land use designation for the project site in the 1993 Fort Belvoir Master Plan is 
“Community”, and the project is consistent with the designation. The Community use is defined 
as “land use that encourages a mix of uses. Facilities allowed include religious, family support, 
personnel services, professional services, medical, community, housing, commercial and 
recreational services. Users live both on- and off-post and may include soldiers, dependents, 
retirees, and other civilian personnel.” Staff has previously reviewed the draft Long Range 
Component of the Fort Belvoir Master Plan and provided comments to the Army on the plan as 
part of the on-going update process. 

National Environmental Policy Act (NEPA) 

The Army studied the Commissary project’s impact to the natural environment through an 
Environmental Assessment (EA) that was completed in 2010. The EA analyzed the new 
Commissary as part of the proposed future North Post Town Center development, which is 
shown in Figure 13. 
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Environmental Quality (DEQ), the Washington Metropolitan Council of Governments (Wash 
COG), the Northern Virginia Regional Commission (NVRC), and Fairfax County on July 10, 
2012. The comments provided from Fairfax County staff (dated August 29, 2012) and the 
Northern Virginia Regional Commission (dated August 9, 2012) primarily dealt with the 
project’s potential stormwater management impacts, and ensuring that the final design complies 
with Fairfax County and new Commonwealth of Virginia (2011) standards. Copies of these 
letters are included in Appendix E and Appendix F. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 




































