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Introduction

Preface

Given the complexity of its mission, its high profile location, and
substantial projected growth, few other military ingallations in the
world today can compare to Fort Belvair, Virginia. This beautiful,
histaric installation, stuated in one of America’s most congested
and notable areas — the Mational Capital Region (NCR), provides
both logistical and administrative support to aver 100 diverse
agencies. The Main Post current population includes over 23,000
personnel, with approxmately 7,000 residents. Within a few short
years, the Defense Department’s 2005 Base Realignment and
Closure (BRAC) program will add ancther 19,000 civilian and

military personnel to Fort Belvoir,

It= military mission is both diverse and global. As a drategic
sustaining base for America’s Army, the worle done here is vital

to the success of the goals and objectives of the Nation’s defense
strategy. Currently, Fort Belvoir is home to: one LS. Army major
command headguarters; elements of ten LS. Army commands;
19 different agencies and direct reporting units of the Department
of Army; eight elements of the .S, Army Reserve and the Army
Mational Guard; and 26 Department of Defense (DoD) agencies.
Alao located on Post are a Marine Corps detachment, a LS, Air

Force activity, and an agency from the Department of the Treasury.

Regjonally, Fort Belvoir successfully provides: a creative learning
environment for Army and Dol school students; military support
for a variety of NCR contingency missions; regional housing for
active duty military families; quality life support that includes
health and recreational activities for the military community, and an

environmental fewardship in concert with mission support.

Owver time, historic Fort Belvaoir has grown and evaolved into a
prominent and sgnificant indallation. Today, its heritage continues
toinspire its trangFormation into a world-class federal urban

center. An essential element of thisrich and proud legacy involves
itsrde as a dedicated steward of the environment, committed

to conserving the natural beauty and resources of Fort Belvar...

ensuring its reputation as one of America’s enduring “Beautiful to

Yiew of Fort Belvoir from ULS. Route I toward Potomac River See” installations.

Army leadership at all levels is determined to make the planning
and implementation process of this major expansion and renovation
at Fort Belvoir an inclusive one, with maximum input from all
stakeholders,
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Purpose

The Real Property Master Flan (RFMFP) provides the Installation
with the direction, vision, and framework for the long-term and
short-term orderly development and sustainment o its real property
assets, which typically includes all land and facilities. It also
incorporates the professional practice of community planning as

implemented by all Dol =ervices and agencies.

The RPMP is authorized through Army Regulation (AR) 210-

20 Real Property Master Planning for Army Installations, and
adheres to the guidance outlined in the Intallation Management
Command's Master Flanning Technical Manual (MPTh).
Compaonents of the RPMP include: the Long Range Component
(LRC), the Installation Design Guide (IDG), the Capital |nvestment
Strategy (CI5), the Short Range Component (SRC), and the Real
Property Master Flan Digest (RPMPD).

View across Fort Belwiv Jooking Naorthwest

1-2

The Real Property Master Flan Digest:

B Captures the essence of the Installation's entire Real Property

Master Planning process, as described in the RFMP

B Communicates a sense of place and an understanding of what

is gpecial about the Installation and region

B Frovides an analysis of how the Installation is changing, and

what it will ook like in the future if present trends continue
B |dentifies the forces o change acting on the Installation

[ | Reminds installation commanders, directors, soldiers,
civilians, contractors, and families that no outcomeis
inevitable, and that the choices made by the Installation make

the difference

B Expresses a compelling vision of what Post residents desire for

the future Installation

B Encourages consideration for what is bedt for the installation
as a whole, aswell as current and future residents -- not just

for an exigting unit, organization, or individual

The information, plans, and recommendati ons reflected in this
digest are based on the Fort Belvar 2008 Master Flan Update.
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Mission and Vision

Mission

Fort Belvoir is the Army’s premier installation in the National
Capital Region (NCR). It provides a secure, safe operating

environment for numerous missions and functions, including:

B Administrative, logistics, and operations support for regional

and worldwide military missions

B A creative learning environment for Army and DoD school

students
u Military support for a variety of NCR contingency missions
B Regional housing for active duty military families

B Quality of life support for the military community that includes

health and recreation

B Environmental and cultural resources stewardship in concert

with mission support

Vision

The collective vision of the future Fort Belvoir aspires to create:

B An outstanding place to work, train and live

B A federal urban center that provides the workforce with safe,

secure, premium support

B A culture that welcomes change and challenges while
simultaneously achieving harmony with surrounding

communities and the natural environment

B A continuing legacy of a “Beautiful to See” installation
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Master Plan Guiding Principles

The Master Plan Guiding Principles were developed in consultation
with the garrison staff. They provide a planning road map that will

shape the future development of Fort Belvoir.  These principles are:

B Transform Fort Belvoir: Create a word-class installation
= Support Fort Belvoir's mission.

—  Become a model within the community, the region and
among other military installations.

= Support and incorporate anti-terrorism/force protection
standards to provide a safe and secure environment for
installation residents and customers.

= Improve the quality of life across the Post.
—  Promote diverse and high quality neighborhoods.

= Develop new facilities and public spaces.

B Achieve a diversity of use and activities: Enrich the program

= Create new places of work that reinforce the spirit of
community and collaboration.

— Integrate new places for education and training.
= Continue to support areas for recreation.
= Encourage the creation of mixed-use activity centers.

—  Provide National Capital Soldiers with quality, cost
effective military training capabilities.

B Achieve environmental brilliance: A sustainable approach in
everything

= Create energy efficiency through technology and by
maximizing site potential.

= Explore ability to maximize day-lighting in building
design.

—  Optimize the use of recycled building materials.
= Incorporate new technologies and best practices.

= Explore altemative modes of transportation.

Fort Belvoir Real Property Master Plan Digest - December 2009



B Strengthen the natural habitat: Enhance creeks, wetlands and
wildlife habitats and ensure all development is in concert with

the natural envircnment

= Preserve natural systems and their functions.
= Protect and enhance natural habitats.

=  Recognize and preserve existing bicdiversity.

= Enable connections between the resicnal and on-post

conservation arcas.

= Incorporate ‘watershed planning’ principles into site
planning,

B Build compact neighborhoods: Strengthen the sense of
community and place

= Extend transit lines.

= Guide projected growth arcund transit opportunities,
= Optimize developable land.

= Preserve large land areas for potential future missions.
= Preserve open space.

= Align accessibility and transit initiatives.

= Recognize that land is @ valuable and diminishing

resource.

= Implement land use planning that reinforces

redevelopment and strengthens exiting neighborhoods.

B |mprove connectivity: Congider strategies that allow pecple to

“park once”
= Create convenient access to transit,

= Strengthen circulation connections between North and
South Post.

= Investigate alternative modes of transit.

= Integrate potential shuttle connections cor a “circulator”

between Army neighborhoods, parking facilities and
regional transit.

= Encourage the development of pedestrian and bicycle
trails that connect residential neighborhoods to each

other.
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B Emphasize the public realm: Create walkable neighborhoods
= Create new and exciting places for people.

= Concentrate uses and activities that enable z walkable
community.

= Provide active and public uses at the ground floor.
= Ensure accessibility.

= Repair existing landscapes including streets, parklands,
creeks, and streams,

= Expand the “Town Center” to serve as a central focus for
South Post development.

B Respect the history of Fort Belvoir: Continue its legacy for
future generations

= Explore the innovative reuse of older facilities.
= Continue legacy of the landscape and natural setting,

= Continue to uphold Fort Belvoir's mission and
responsibilities within the region.

= Provide a clear development strategy for a long-term,
sustainable development plan.

= Recognize Fort Belvoir's advantageous location near our
nation's capital.

= Emphasize design standards that are respectful of the
historic nature of Fort Belvoir and the surrounding
region,

= Protect Fort Belvoir's cultural resources.

B Provide Community Benefits: Strengthen existing Army and
surrounding neightborhoods

= ldentify roadway investments for continued growth of
the region.

= Explore shared amenities, such as parks and
community-based facilities (for example, the hospital
and Museumn of the U.S. Army).

= Align possible synergies with surrounding community
development initiatives, such as the redevelopment of
downtown Springfield and the U.S. Route 1 corridor.

= Optimize the potential of existing infrastructure and
shared benefits from continued investment in regional
transportation.

These principles aim at creating a plan that: efficiently uses land,

maximizes the use of previously developed areas, minimizes the
impact on the environment, and ultimately creates a sustainable
world-class installation.
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Figure 3.2 - Fort Belvair Main Post and Fort Belvair North Area (FBNA)
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Installation Profile

Location

Fort Belvoir islocated along the Potomac River in Fairfax

County, Virginia (Figure 3.1). It is situated 16 miles southwest

of Washington, 0.C. and eight miles southwest of the City of
Alexandria. Fort Belvair is located near Intersate 95, which serves

the Eagt Coast as a primary north-south transportation corridar,

Fort Belvoir stretches north and west from the banks of the
Potornac River, The Main Pog and Fort Belvoir North Area (FENA)
consigs of approximately 8,500 acres of land. 1.5, Route 1
traverses the Main Podt, dividing it into MNorth Post and South Post
(Figure 3.2). Humphreys Engineer Center (HEC), located at the
northead corner of the Main Post, isndt included in this study.

3-1



Functional Areas

The installation is further divided into eight sub-areas (Figure 3.3).
The following is a discussion of the functions and characteristics of
each of these areas. The population numbers identified within each
area are estimates based on available information and discussions

with Fort Belvoir Directorate of Public Works (DPW).

South Post is an approximately 2,550-acre peninsula located
south of U.S. Route 1. Access is via Tulley Gate and Pence Gate
from this route, and via Walker Gate from the Mount Yernon
Parkway. South Post was the first functional area to be used and
developed by the Army. It houses the majority of development on
Post, which includes clusters devoted to Post administration and
support, medical services, education, family housing, research and
development, and community/recreational facilities. South Post has

approximately 11,000 employees and 6,200 residents.

South Post Core represents approximately 100 acres of the total
South Post acreage. It is the focal point and center of the Fort
Belvoir Historic District. It contains the installation’s principal
administrativefeducational buildings, a main parade ground, and

officers/non-commissioned officers housing areas.

Lower North Post is comprised of approximately 320 acres along
the northem edge of U.5. Route 1, and is accessible via South

Post or Upper Morth Post. Additional direct access from this route
can be provided via Woodlawn Gate and Lieber Gate, but both are
currently closed. The development density and character on Lower
MNorth Post is similar to South Post, but these functional areas

are only connected by Gunston Road. Lower MNorth Post contains
unaccompanied enlisted housing (McRee Barracks), family housing
(Lewis Village), classrooms, and reserve training activities. It houses

about 850 employees and 760 residents.

Upper North Post is approximately 1,930 acres located to

the east of Fairfax County Parkway, between L1.S. Route 1 and
Interstate 95. It is accessed by the Kingman Gate on Kingman
Road and by Telegraph Gate on Telegraph Road. Major tenant
organizations in this functional area include: the Defense Logistics
Agency (DLA), Defense Threat Reduction Agency (DTRA), Defense
Communications Electronics Evaluation Testing Agency (DCEETA),
and the U.S. Amy Intelligence and Security Command (INSCOM).
It also houses the Fort Belvoir Morth Post Golf Course, Post support
Tacilities, Fort Belvoir Elementary School, as well as the community
center comprised of the Post Exchange, Commissary, class VI store,
convenience store, gas station, bank, and Main Post chapel. There
are about 9,000 employees in this area. Woodlawn Village is a
discrete residential area that is part of Upper North Post. It has its

own gate and houses about 1,500 residents.

Southwest Area is roughly a 2,100-acre tract of land located to
the south of U.S. Route 1 and west of South Post. Two unmanned
gates allow access to this area. It encompasses most of the 1,400-
acre Accotink Bay Wildlife Refuge (ABWR), as well as undeveloped
wooded areas with closed and operational ranges for engineer/troop

training.

Davison Army Airfield (DAA) is an 800-acre area located west of
Fairfax County Parkway and between LS. Route 1 and Interstate
95, It is accessed by Fammar Gate from the Parkway. DAA provides
training and support facilities for Tixed/rotary wing aircraft and
houses the U.S. Army Operational Support Airlift Command (OSA
COM). About 875 employees work in this area.

Fort Belvoir North Area (FBNA) is an approximately 800-

acre area located about two miles northwest of the Main Post to
the west of Interstate 95. It is remote from the Main Post, and
accessible via an unmanned gate on Backlick Road. The gate

on the western edge is cumrently closed. FBMNA was formerly a
testing area. Operations ceased when the Engineer Training Center

relocated to Fort Leonard Wood, Missouri.

Humphreys Engineer Center (HEC) is an independent, 600-acre
Post adjacent to Fort Belvoir. Although a separate entity with its
own master plan, the two Posts collaborate as a result of an inter-
Post agreement. There are about 1,200 employees in this area.

This parcel is not included in this study.
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Figure 3.3 - Fort Belvoir Functional Areas
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History

Fort Belvoir, the land it occupies, and the surrounding region have
a long and well-docurmented higory. There are many excellent
sources that describe this history, including the Fort Belvoir web
site - (hitpyfwwni belvoirarmy.mil). The following is provided

as a general overview of this history, From a master planning
viewpoint, higory is important because the activities, artifacts, and
past development all affect how we plan and build at Fort Belvoir
today. Cultural resources such as archaeclogcal stes and historic
structures provide both constraints and opportunities for planners.
Congraints include development restrictions such as those related
to archaeclogcal resources, while opportunities include the
adaptive reuse of historic buildings and site recrganization. Some
of this history is even found in place names such as Dogue Creek,

Pctornac River, and the name of the Post itself,
Prehistoric Antecedents

Archeologists know that the earliest Americans wandered
throughout ¥irginia, including present-day Fairfax County. The Fort
Belvair region was first settled perhaps 11,200 years ago. Indian
projectile points found in Faifax County represent over 2,000 years

of prehistoric occupation in the region.

After approximately 2750 B.C., the climate of the Naorthern
Yirginia area stabilized close to what it is today. Prehigoric peoples
tended to gravitate toward the region’s rivers and streams and to
adopt a less nomadic existence. They settled in larger base camps
and made seasonal food gathering trips to the interior. The Mative
Americans who greeted the first European vistors to this region
engaged in agriculture. The maize, beans, and other products
grown by these Indians would become the commodities that
ensured the survival of Virginia's early Eurcpean settlements. The
three main Indian tribes along this section of the Potomac River
were the Dogue, the Patawomeke, and the Piscataway. All three

tribes were members of the larger Algonguin Mation.

Belvoir in the Seventeenth Century

With the establishment of the Virginia colony, European settlers
began arriving to claim large tracts of land for agrarian use. The
Fairfax family administered the Northern Meck Proprietary, which
was originally established by the exiled future king, Charles Il,

in 1849, Through marriage, inheritance, and land holdings, the
Fairfax family gained political and financial prominence in Colonial
America, This period of history marked the beginning of great
plantations, The first land grant in what is now Fairfax County
was issued in 1651 for property on the peninaula or “neck™

immediately south of Fort Belvaoir, To encourage population growth,

the colonial assembly in Jamestown adopted a system known as
the “headright,” which enabled a resident colonist to claim fifty
acres for every new settler whose passage he paid from England to
Yirginia. By 1620, all waterfront property that today is included
within Fort Belvoir had been patented and subdivided.

The Eighteenth Century: Fairfax County’s
“Golden Age”

Five major property grants comprised most of the area that

today forms Fort Belvair. Owver the years, the land was owned

by numerous families, and eventually sub-divided into smaller
lcts. Dwring the 17303, Colonel William Fairfax became the land
agent for his cousin, Micholas, 6th Lord Fairfax. He purchased
the ariginal 2,200 acres, and built the Belvoir Mansion plantation

between 1737-41, much of which is now considered Fort Belvoir,

By 1750, navigable rivers like the Pctomac were the main
commercial arteries of the Virgnia colony, These eighteenth century
highways carried the commodities that established and maintained
the great colonial fortunes: tobacco, grain, and daves. They also
wove together the social and political fabric of the colony, for those
who lived along and traveled the rivers generally held positions of

[pOVWEr.

Woodawn

At this time four large homes were located in the area: George
Mason's Gunston Hall, Colonel Dennis McCarty’s Cedar Grove,
William Fairfax’s Belvoir Manor, and Lawrence Washington's Mount
Wernon, Two of these homes, Cedar Grove and Belvoir, were located
within the present boundaries of Fort Belvoir and both remain as
archeclogcal sites. The Woodlawn Plantation would eventually be
built between 1800 and 1205, after 2,000 acres were gifted to
Major Lawrence Custis by George Washington, Much of this land
would become the grounds of the Commissary, Lewis Village, and

Fort Belvoir Elementary Schod.
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Belvoir in the Antebellum Period

George William Fairfax, eldest son of Colonel William Fairfax and
a friend of George Washington, left Belvoir in 1773 to retum

to England to reclaim ancestral lands. Without a household to
maintain the plantation, it Tell into gradual decline, and was never
re-occupied.  After the last of the Fairfax family members died in

1820, ownership of Belvoir land changed hands many times.

All of the great eighteenth century plantations in the Fort Belvoir
area changed considerably in the years before the Civil War. Soil
exhaustion and inheritance prompted the sale and sub-division
of these formerly massive tracts of land. As a new generation of
landowners took up residence in southeastern Fairfax County,

pattems of land use and ownership were altered.

Belvoir Enters the Twentieth Century

By the 1840s, entrepreneurs from Morthern states saw the
potential for the depleted lands in Virginia, and began purchasing
land for speculative ventures. Many who resettled in the area
were the Society of Friends (Quakers), and by 1850 had created

a thriving community in the Accotink/oodlawn area. The Quaker
congregation is still active in the area today. During this time, the
main agricultural effort changed from tobacco to subsistence crop
farming. As the demographics changed, a more diverse community
evolved and many trades became established. Fven traditional
farming saw an evolution to mechanized growing techniques. With
the social and commercial changes occurring, the economy no
longer relied on the massive efforts of slavery. Slaves who weren't
sold or relocated to the deeper south were freed, and those who
stayed in the area often prospered as hired help at local farms and

businesses.

1917-1918: Establishment of Camp A. A.
Humphreys

In 1915b, the Engineer School began conducting summer training
exercises on a government-owned parcel in Virginia, located
approximately 15 miles south of Washington along the Potomac
River. The federal govemment had acquired the 1,500-acre tract
on the Belvoir peninsula in 1910 from the Otterback family for
development of a children’s reformatory. However, local community
groups and patriotic organizations, such as the Daughters of the
American Revolution, opposed the establishment of a reformatory
on grounds so closely associated with George Washington and the
other “founding fathers” of the country. Therefore, the reformatory
never materialized. In 1912, Congress transferred the Otterback
property to the War Department, following an Army request to use
the land as a training site. This site was chosen by the Engineer

School for its adequate water supply and challenging terrain.

Fort Belvoir Real Property Master Plan Digest - December 2009

America’s entry into World War | in April 1917 led to the first wave
of military construction at the Virginia training site. Construction

of the temporary cantonment, known as Camp A.A. Humphreys,
began in January 1918. Through purchase or condemnation,

the Army acquired additional acreage during 1917 and 1918.
Fourteen farms on the peninsula between Accotink and Pohick
Creeks were transformed into target ranges; two large parcels
along Dogue Creek were taken through government condemnation
proceedings; and a 3,300-acre parcel that today comprises most of
the North Post and Davison Army Airfield was purchased by 1918.

Transportation systems and utilities also were improved. Previously,
the most direct access to the Belvoir Peninsula had been by boat
down the Potomac River from Washington, District of Columbia
(D.C.) The unpaved Washington-Richmond Highway (UJ.5. Route
1) was surfaced with concrete in 1918, and a plank road was
constructed that linked the camp to the Washington-Richmond

Highway. Standard gauge and narrow gauge railways Tollowed.

To accommodate the 20,000 men anticipated at the camp, plans
called for the construction of /90 temporary wood-frame buildings.
Within only Tour months of the start of construction, Camp A.A.
Humphreys was in full swing. Several schools operated here during
World War |, including the Army Gas School and the School of
Military Mining. At war's end in Movember 1918, the Camp
hecame a demobilization center where troops were prepared for

their retum to civilian life.

Inter-War Period: 1919-1939

Unlike many other temporary Army installations established

during World War | and that closed following the war, Camp A.A.
Humphreys remained active and continued to expand. By 1919,
the camp had grown from its original 1,500 acres to approximately
6,000 acres. The Army’s commitment to the installation was
demonstrated by the official relocation of the Engineer School from
the Washington Bamacks to the Camp in 1919.

Camp A.A. Humphreys was designated a permanent post in 1922
and renamed Fort Humphreys. The new designation acknowled ged
the Fort as an important installation that served as a prominent
teaching facility. Throughout the inter-war years, the Engineer
School trained new engineer officers and enlisted soldiers in the
technical requirements of their duties. Programs offered included
forestry, road and railroad construction, camouflage, mining,
surveying, pontoon construction, photography, printing, and

cooking.

In 1926, the Army initiated an ambitious, nation-wide building
program designed to address growing concerns over the deplorable
living conditions reported at the nation's military posts. The

program, Tinanced through the sale of 43 military posts, aimed to
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The Orginal Fort Humphrey’s Flan Sl Exrsts

replace World War | temporary wooden buildings with permanent
structures, During this period, the Army spent approximately $2.5
million on re-constructing the Fort with permanent fadlities. Many
of Fort Belvoir’'s most important buildings were constructed as a
result of this nationwide rebuilding program. Most of the termporary
wood-frame World War | buildings were damnolished; in thdr place,
new permanent masonry construction buildings were arected. At
Fort Belvoir, the new buildings included officer and NCO housing,
barracks, administrative buildings, and a hospital — all designed in

a Colonial Revival style,

The landscape plan adopted for the Post also exemplified Army
efforts to improve the quality of life for its personnel and the
aesthetic beauty of its posts, George B. Ford, planning adviser to
the War Department during the 1920s, encouraged posts to turn
away from more formal, traditional planning practices, particularly
the use of straight lines and rigid geometric patterns, He
advocated creating useful and aesthetically pleasing environments
that took advantage of natural vistas and used irregular lines.
Quartermaster Corps officer, First Lisutenant Howard B. Nurse, also
influenced Army planning at this time  Like Ford, he advocated
the integration of natural topography in the design and layout of
streets, especially in residential areas. The results of Nurse's and
Ford’s philosophies are most apparent in the configuration cof the

Fort Belvoir’s historic officers’ housing.

The daborate new layout for Fort Humphrays called for separate
functional areas united in a formal plan. Administrative and
instructional buildings were arranged along one side of the parade
ground, with the barracks, theater, gymnasium, Post Exchange
(PX), and post office in two squares on the opposite side of the
parade ground. Non-commissioned officer INCO) housing was
arranged in two blocks behind the barracks area, while the officers’
housing was placed along a picturesque, curving road in a park-

like setting, Warehouses and support buildings were located at the

edze of the new Post in this plan. This plan still exists today.

-~ o -
Housing in Befvoir Vilfage - Builtin 1834-35

In 1935, the name of the installation was changed from Fort
Humphreys to Fort Belveir, It is said that the name change
oceurred after President Franklin 0. Roosevdt's visit to the
neighboring Gunston Hall, Louis Hertle, the owner of Gunston
Hall, spoke of the vibrant history of the area, which inspired the

President to initiate the new name of the Post,

World War |l Period: 1940-1945

During World War I, Fort Belvoir expanded to accommodate the
influx of draftees. After 1940, an addtional 3,000 acres north of
115, Route 1 were acquired to make room for the new Engineer
Replacement Training Center (ERTC). At the hdght of World War
I, the ERTC turned out 5,000 trained engineer soldiers per month,
The massive influx of inductees at Fort Belvoir prompted another
wave of temporary construction at the Post during World War 11,
Housing was constructed for approximately 24,000 enlisted men
and cfficers, Like the temporary structures built during World War
|, the World War [l-era, wood-frame buildings were designed to
be simple and inexpensive to construct. Unlike the World War

| facilities however, these newsr structures incorporated such

improvements as indoor plumbing, central heating, and electricity.

Post-World War I1: 1946 - Present

After World War [1, Fort Belveir served as a training fadility and as
a Research, Development and Testing site. Parhaps no structure

on the Post illustrates more graphically Fort Belveir’s research and
devdopment phase than the SM-1 (Stationary, Medium Power,
First Prototype) nuclear power plant. This facility was developed

to generate dectricity for commerdial use, and as a prototype of a
facility type that could be deployed to areas where use of fossil fuels
was log stically difficult. The SM-1 Flant, which represented the
first national nuclear training fadility for military personnel, became
opagrational in 1957 and remained in operation until its decommis-
sioning in 1973,
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SM-1 Plant

The innovative initiatives pursued at Fort Belvoir duringthe
post-war period were alsoillustrated in its residential architec-
ture. In 1948, thewell-known architectural firm of Albert Kahn &
Associates designed and oversaw construction of the Thermo-Con
House. This fullscale prototype was to exemplify a methodology
for low-cost, mass-produced housing. Prospective Army residents,
however, rejected the design concept, and no additional structures
were built.

Themo-Con House

Fort Belvoir's mission expanded in other directions between 1950
and 1980, when the Fost began playing host to a variety of organi-
zations. Theseincluded the Dewitt Hospital, the Defense Systems
Management College, and the Defanse Mapping Schoal (DMS).

The approxim ately 800 acres that now constitute the Fort Belvoir
North Area (FBNA] were ceded to the United States by Act of the
Yirginia General Assembly, approved 1 April 1940, and the desd
of cession was executed by the ¥irginia governor on & Novem ber
1942 This area was first called the Enginesr Board (E.B.) Test
Area. The Engineer Board, predecessor of the Belvoir Research,
Development and Engineering Center, was originally founded in
1870 to develop and test specialized enginesring equipment. The
Engneer Board moved to Fort Humphreys in 1924,
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Ower time, the EB. Test Area came to be called Eebee Field, be-
cause it also contained a facility and landing strip for the testing of
aircraft. The area served as a test bed for landming warfare, mobil-
ity and counter-mobility operations, and other engineer vehiclas and
equipment. InJuly 19650, a board of officars recommended the
change of title to the Engineer Proving Ground (EPG). This name
remained in effect until 1963 when, through General Orders of the
Enginesr School and Center, the name again changed to the Fort
Belvoir North Area (FBNA). This official name remains in effect.

Due to a shortage of land for training at Fort Belvoir, the Engineer
School relocated in 1988 to Fort Leonard Wood in Missouri. Testing
and training operations at the FENA ended. In the sarly 1990s, a
plan to develop the FBNA for large-scale, multi-capability, civilian/
military use did not cometo fruition. Thereafter, the area fell into
disrepair and became overgrown.

Fort Belvoir continues to fulfill an important and valuable role within
the Army today. The Post’s present mission is to provide essential
administrative and basic operations support to its tenant organiza-
tions. The 8,500-acre Post is one of the larger installations in the
Military District of Washington, which alsoincludes Fort Hamilton,
Fort McMair, Fort Myer, Fort Meade, and Fort Ritchie. In 2003 the
Post cam e under the supervision of the Installation Management
Comm and (IMCOM), an organization which is tasked with standard-
izing and administering garrisons throughout the entire Army.

Today, Fort Belvoir houses tenants from all armed forces, as well as
such Dol agencies as the Defense Acquisition University, Defense
Logistics Agency, and the National Geospatial-lntelligence College.
To carry out this mission effectively, Fort Belvoir has evolved from

a traditional military post to a more broadly based community. In
many ways, it currently functions like a small city with its own or-
dinances, land use plan, building codes, Ltilities, public parks, and
academic institutions. This master plan integrates and respects this
great history as the Post looks forward to the future.

Defensze Logistics Agency
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Installation Population

Through the early 2000's, the population at Fort Belvoir has
remained relatively constant — just over 20,000. As a result of
the 20056 Defense Department's Base Realignment and Closure

(BRAC) program, the Post will grow significantly over the next few

years. After this spike, its population will level off to approximately
48,000 (Table 3.1). The Master Plan projects minimal growth
between the years of 2013-2030.

Table 3.1 - Employee and Residential Population*

Army Units / Organizations:

Active Army, US Army Reserve, Army
Nation Guard, MTOE, TOA, and T0A 6,629 | 6,668 | 6,555 | 6549 | 9,959 | 10,227 | 10135 | 11,085 | 14,138 | 14,106 | 14,067

Augrmentations ta MTOE

Army School Loads:
BES e 451 399 393 399 462 422 793 832 | 1,061 | 1,052 | 1,052
Special Army Populations:

Non-Additive Autharizations, RG Full-
fime Support, AGR, Ratationdl Loads & 202 367 398 398 582 598 664 906 909 909 909

Arrmy Training Centers
Tenants Other than Army:

Gontractors, Other Services, DoD 12,813 | 12813 | 12,813 | 12813 | 13,692 | 13,811 | 13,659 | 28,392 | 31,171 | 31171 | 31,171
Agencies, Commercial Activities
Total Units in Station 20,295 | 20,247 | 20,159 | 20,159 | 24,695 | 25,058 | 25,251 | 41,215 | 47,279 | 47,238 | 47,199
35000 —
30000 —
25000 —
20000 —
15000 —
Tenants Other than Army e "
M,,-.-»-’"’M
10000 — . o e
Army Units/Organizations _
5000 —
Army School Loads / Special Army Populations . N N N
L —é é L: —— -— LI i I I I

2003 2004 2006 2006 2007 2008 2009 2010 2011 2012 2013

*Source: ASIP Unit List Report provided by Fort Belvoir
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Community Relationships & Planning

Regional & Local Planning

As illustrated in Figure 3.4, Fairfax County is subdivided into
planning districts, of which Fort Belvoir falls within the Lower
Potomac (LP) Planning District. According to the Fairfax County
Comprehensive Plan, the Lower Potomac has the most potential
for growth within all of Fairfax County. The Fort Belvoir North Area
(FBMA) falls within the Springfield Planning District and the overlay
planning area known as Franconia-Springfield Area Suburban
Center. The Springfield Planning District contains several major
transportation corridors, including 1-95, the Capital Beltway, the
Franconia-Springfield Parlway, and the Fairfax County Parlaway,

as well as the Norfolk Southern Railroad and CSX Transportation
Railroad lines. The Blue Line of the Metrorail subway system,

VRE, Amtrak, and Greyhound Bus also provide service to the
Franconia-Springfield Metro station. This planning district has large
commercial areas, such as the Springfield Community Business

Center (CBC) and Springfield Mall, a regional shopping center.

Several planning districts reside adjacent to Fort Belvoir and
reflect a suburban character. The Mount Vernon Planning District
has designated UJ.S. Route 1 as a commercial cormidor. It also
recommends that vacant lots adjacent to Fort Belvoir become
residential development at a density of 16-20 dwelling units

per acre. The Pohick Planning District focuses on low-density
development as a land use Best Management Practice (BMP} that
works in conjunction with storm water management Tacilities. The
Rose Hill Planning District is substantially developed with stable

residential neighborhoods.

Also located near Fort Belvoir is the Richmond Highway Corridor,
one of seven commercial revitalization districts (CRDs) defined by
the Fairfax County Comprehensive Plan and Zoning Ordinance.
The corridor is approximately 7.5 miles long starting at the Capital
Beltway and ending at the north boundary of Fort Belvoir. A
study sponsored by Fairfax County’s Department of Housing and
Community Development and conducted by the Urban Land
Institute (LULI} identified the corridor's core strategy to: “embrace
and direct residential development growth along the corridor to

encourage complementary office and retail development”.

Fort Belvoir Real Property Master Plan Digest - December 2009
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Figure 3.4 - Fairfax County Planning Districts

Located only eight miles from Fort Belvoir, Prince William County
also contracted ULl to provide planning recommendations for the
LS. Route 1 cormridor. Objectives of this project include building

communities, reversing the jobyhousing imbalance, creating jobs,

providing housing choices, and enhancing the environment.

In May 2006, the ULl developed a report for Springfield in Fairfax
County. This report determined that, despite the proximity to
many transportation routes such as the [-95/ 1-495 interchange,
improvements will be needed to accommodate increasing
infrastructure demands. Specific recommendations include a
Metrorail extension, regional express buses, and improvements to
the local mass transit routes, as well as pedestrian and bicycle
circulation.
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Figure 3.5 - Fairfax County Population Estimates and Projections
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Regional & Local Growth

In 1742, the Virginia Assembly created Fairfax County from the
northern part of Prince William County. Mamed after an English
nobleman, it originally included Loudoun County, Arlington County,
and the cities of Alexandria and Falls Church. At that time, it was
then home to approximately 4,000 people. Today, Fairfax County
is the most populated jurisdiction in the Washington Metropolitan
Area and Virginia. Its two Tastest growing segments are seniors {(6h
years and older) and persons under age 20. By 2025, estimates

predict a burgeoning population of 1.2 million people (Figure 3.5).

Denser areas of Fairfax County are located near the City of
Alexandria and Washington, D.C. (Figure 3.6). However, much of
the new population growth is projected to be closer to Fort Belvoir,
along the 1-95 corridor, U.S. Route 1, and in the Mason Neck area
(Figure 3.7).

Persons per Acre

l:| Negative or No Growth
[ Jtwaee

[ smwose

I 100002408

I 250010 409

I 50000 10,000

Source: Fairfax Caunty Department of Systerns Managamert far Human Services. Jan 2005

Fort Belvoir

Figure 3.7 - 2004 Fairfax County Forecasted Population Growth by
Subcensus Tract for 2025
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Existing Conditions Assessment

Figure 4.1 - Regional Erwiranmental Map
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CHAPTER

Development Constraints and
Opportunities

Environmental issues on Fort Belvoir are addressed through
established programs and guidelines, including the installation’s
Integrated Matural Resources Management Plan (INRMP), and
Integrated Cultural Resources Management Plan (ICEMP), and then
coordinated through the Fort Belvoir Directorate of Public Works

(DPW) and Environmental and Natural Resources Division (ENRD),

All federally funded projects must be analyzed through the National
Environmental Policy Act (NEPA) process to determine patential
environmental impacts. This section discussesthe environmental
factors (natural, cultural and operational) that must be considered
during the planning process to ensure compliance with NEPA,
Table 4.1 on pages 4-10 and 4-11 provides a summary of
environmental features and potential mitigations if these features

are impacted by development,

Natural Resources

Despite continual pressures from surrounding development,

approximately 70 percent of Fort Belvoir is undeveloped. Within

the metropditan Washington, D.C. area, Fort Belvair, along with
connectivity to surrounding natural areas, represents a significant
tract of native vegetation in terms of size and diversity. A map of the
natural areas of Fort Belvoir and the surrounding area is shown in
Figure 4.1.

Fort Belvoir's natural environment is a complex area where

several ecological subregons converge, resulting in a diversity

of environmental conditions, hakitats, and climate. Fort Belvoir
supports 17 plant communities, four of which are ‘rare’ to
‘extremely rare’, and three that are ‘rare’ to ‘uncommeon’, A large
number of fish and wildlife species have been recorded or are
considered likely to occur on Fort Belvar, including 43 species of
mammals, 263 species of birds, 32 species of reptiles, 27 species
of amphibians, and 60 gpecies of fish, The Post also supports 89
state-listed rare plantfanimal species and 63 Partners in Flight (PIF)
priarity bird goecies.
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Fort Belvoir also plays a major role on water quality, another
significant environmental issue within the region. Fort Belvoir is
located on the Potomac River approximately /b miles upstream
Tfrom the Chesapeake Bay. The Chesapeake Bay watershed has
been the focus of an extensive restoration effort that involves

the State of Maryland; the Commonwealths of Virginia and
Pennsylvania; the District of Columbia; federal agencies, including
the Department of Defense (DoD) and the Department of the Army
(DA); universities; nonprofit organizations; and the general public.
Fort Belvoir's Resource Protection Area (RPAs), covering about 23
percent of the installation, help filter storm water runoff and prevent
nutrients, toxic substances, and sediments from entering streams,
rivers, and, ultimately, the Chesapeake Bay. Fairfax County is
developing comprehensive watershed management plans for its 30

watersheds, of which three overlap Fort Belvoir.

Future development should adhere to preserving and enhancing
natural resources on the Post, including protecting the connections
with the regional habitat and park system. Maps depicting Fort

Belvoir's natural resources are provided in Figures 4.2 through 4.5.

Gultural Resources

Fairfax County has 340 sites listed in its historic sites inventory;
several near Fort Belvoir have historically significant viewsheds.
Projects that affect historic properties must be reviewed by the
Virginia Department of Historic Resources. Overay districts require
conformity to the county comprehensive plan and final approval

from the Fairfax architectural review board.

On-post, sites of historic significance include the Main Post Historic
District, Belvoir Ruins, Thermo-Con House, Camp A.A. Humphrey's
Pump House Station and Filter Building, U.S. Army Package Power
Reactor, and nearly 300 other historic structures. Of these, 191 are
listed, eligible, or potentially-eligible archaeological sites, including

seven cemeteries.

Cultural sites occur throughout Fort Belvoir and are protected under
the National Historic Preservation Act (NHPA). A map depicting the

cultural resources on Fort Belvoir is provided in Figure 4.6.

Operational

Fort Belvoir's environmental issues associated with operational
activities are a result of decades of military training activities, a few
of which are still ongoing. They include former training ranges, Solid
Waste Management Units (SWMU), Hazardous Waste Management
Units (HWMU), Petroleum Storage Areas (PSA), Petroleum Release
Sites (PRS), and Areas of Potential Concern (AOPC). Several

hundred individual sites are associated with these programs.

A primary difference between the operational issues mentioned
above and environmental/cultural resources is the desire to
remediate operational constraints (such as SWMUSs) versus a
desire to preserve environmental/cultural resources. Therefore, the
primary concern associated with constraints resulting from some
operational activities is cost and time related to mitigation. This
does not apply to lands that are still active training areas, such as
the Southwest Area.

The Southwest Area, designated as training lands, provides local
collective and small unit training capabilities for Soldiers in the
Mational Capital Region and as directed by the Commanding
General, Military District of Washington, under the management
and direction of the Fort Belvoir Director of Plans, Training,
Mobilization and Security (DPTMS). These lands represent

military value for the Fort Belvoir installation and, as such, prohibit
development of anything outside the Installation’s Training Program.
Administrative training facilities/functions are not conducive with

the military training purposes and use of these lands.

A map depicting the operational resources on Fort Belvoir is

provided in Figures 4.7 and 4.8.
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Figure 4.2 - YWater Resources Map
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Figure 4.3 - Vegatation Map
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Figure 4.4 - Habitat Map
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Figure 4.6 - Cultural Resources Map
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Figure 4.8 - Operational Resources Map
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Table 4.1 - Summary of Environmental Resources on Belvoir Main Post and FBNA

Natural Resources: Water Resources
Water Quality

Resource Protection Areas (RPAs)
Flood Zones

Natural Resources: Vegetation
Riparian Areas

Wetlands

Natural Resources: Habitat

Wildlife Management Areas

Forest and Wildlife Migration
Corridor

Environmental Quality Corridor
(EQC)

Other Conservation Areas
Partners in Flight (PIF)

Threatened and Endangered Hora
and Fauna

Water quality on Fort Belvoir's 128 miles of streams
protected by Chesapeake Bay Program and Virginia
sediment and erosion control regulations.

About 2,600 acres of RPAs on Fort Belvoir.

About 1,500 acres of 100-year flood zones on Fort
Belvoir.

About 2,600 acres of riparian areas on Fort Belvoir.

About 1,200 acres of wetlands on Fort Belvoir.

About 2,300 acres of wildlife management areas on
Fort Belvoir.

730-acre corridor bisecting the North Post.

204-acre conservation area along Accotink Creek on
FBNA.

About 2,800 acres of grassland management areas and
wetland conservation areas.

About 3,700 acres of sighting buffers around 61 identi-
fied PIF species on the installation.

About 4,000 acres of habitat for sensitive species on
Fort Belvoir.

Natural Resources: Topography and Soil Conditions

Topography and Soil Conditions

Natural Resources: Air Quality
Air Quality

Cultural Resources

Viewsheds

4-10

About 20 percent of Fort Belvoir has steep slopes.

Fort Belvoir is in a non-attainment area for ozone and
fine particles.

Fort Belvoir falls within the viewshed of a number of
historic properties located outside the boundaries of
the installation. Fort Belvoir has conducted a historic
viewshed study for the Woodlawn Historic District and
agreed to develop procedures to guide development

on Fort Belvoir within the historic viewshed as defined
by that study. Additionally, there is a Programmatic
Agreement that restricts development on specific areas
adjacent to Woodlawn Village and the Friends Meeting
House.

Implement state-required erosion control measures and recommended
LID practices.

Avoid where possible. If avoidance is not possible, field review required
to determine type of encroachment permitted.

Avoid where possible. If avoidance is not possible, field review required
to determine type of encroachment permitted (habitable structures not
permitted).

Avoid where possible. If avoidance is not possible, mitigation measures
(such as LID) would be required.

Avoid where possible. If avoidance is not possible, wetland banking is
possible.

Avoid. Development not permitted in wildlife refuges.

Avoid where possible. If not possible, adequate contiguous set-aside
areas would be considered as mitigation. Potential development limited
to transportation corridors, stormwater management facilities, and open
space recreation facilities.

Avoid where possible. If not possible, adequate contiguous set-aside
areas would be considered as mitigation. Potential development limited
to transportation corridors, stormwater management facilities, security
setbacks, and open space recreation facilities.

Development may be permitted, however, similar areas elsewhere on
Fort Belvoir should be set aside.

Development may be permitted, however, similar areas elsewhere on
Fort Belvoir should be set aside.

Avoid where possible. Development may be permitted in fringe habitat,
however, similar areas elsewhere on Fort Belvoir should be set aside.

Construction activities on severe or unstable slopes are generally
prohibited. If unavoidable, appropriate engineering practices would be
incorporated into site design.

All new air emissions contribute to an already existing regional air
quality problem. New emissions from proposed actions may exceed

air quality thresholds that trigger applicability of stringent regulatory
programs, such as Nonattainment New Source Review. If new
emissions were analyzed and expected to cause an exceedence of a
National Ambient Air Quality Standard, the associated project would not
be allowed to continue. A potential mitigation of regulatory requirements
imposed on new emissions sources includes employing state-of-the-art
emission controls on all new emission sources. An entire New Source
Review process could take up to two years.

Development within these viewsheds in permitted. However, if a
proposed action on Fort Belvoir results in a determination of adverse
effect to historic property due to the proposed actions effect on the
historic properties viewshed, the installation is required by the National
Historic Preservation Act (NHPA) to minimize and/or mitigate the effect.
Example measures include tree buffers, building height restrictions so
that the structure cannot be seen from the resource, and development
and design themes matching the theme of the historic property.
Consultation with representatives of the historic property, interested
parties, and the State Historic Preservation Office must occur as
required by Section 106 of the NHPA, which can take several months.
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Table 4.1 - Summary of Environmental Resources on Belvoir Main Post and FBNA

The Fort Belvoir Historic District, which is eligible for
listing on the National Register (NR) of Historic Places,
includes over 200 properties, three of which are indi-
vidually eligible for NR listing. Also eligible or potentially
eligible within this district are over 175 archaeological
sites, including seven cemeteries.

Historic Properties

Operational Resources

Former Training Ranges About 400 acres on FBNA; additional ranges have been
identified on Main Post.

Solid Waste Management Units 248 SWMUs in Fort Belvoir’s SWMU Program.
(SWMUs)

Hazardous Waste Management 27 HWMUs on Fort Belvoir; all have been closed.
Units (HWhMUs)

Petroleum Storage Areas (PSAs) Several hundred PSAs formerly existed or currently
exist at Fort Belvoir.

Petroleum Release Sites (PRS) Over 1,200 sites have been identified and a majority
have been cleaned up.

Areas of Potential Concern (AOPG)  Additional previously unidentified AOPCs could be found
during environmental remediation of contaminated sites.

Other Operational Constraints Easements (i.e. utilities), Residential Communities
Initiative (RCI) leased areas, noise zones, environmental
justice.

Fort Belvoir Real Property Master Plan Digest - December 2009

Development of NR eligible buildings or within the Fort Belvair historic
district should respect and consider the design and history of the
resource being affected. Development should avoid encroachment
upon NR eligible archaeological sites. Should development encroach
upon potentially eligible archaeological sites, site eligibility evaluations
will have to be performed, which can take several months to complete.
Ineligible archaeological sites can be developed. Any development
that has the potential to affect historic properties must be coordinated
with the State Historic Preservation Office, Tribal Historic Preservation
Offices and other interested parties in accordance with Section 106 of
the National Historic Preservation Act (NHPA).

Munitions and explosives of concern (MEC) is cleared and removed
under an Army approved Explosive Safety Submission (ESS). While
removal is costly, MEC clearance and removal can be accomplished
concurrently with other site preparations as long as standoff distances
are respected.

Specific corrective action measures would need to be determined
following detailed site investigations.

Any disturbance to the subsurface soil at these sites could require
reopening the case. Construction through the areas will require
developing a work plan, sampling, monitoring, reporting of site
conditions, and waste generation. Disturbance of HWMU sites can be
mitigated by further characterizing the impacted area through sample
and analysis and employing a Health and Safety Program. Additional
investigation could identify whether residual impacted soils exists and
where they are located so that plans and cost estimates to excavate and
remove the impacted soils can be developed.

PSAs located within a proposed building envelope could be aggressively
addressed as part of the site preparations. A closure process involving
administrative and decontamination processes will be required.
Confirmation samples collected beneath USTs and potentially some
ASTe will likely be required to demonstrate no release has occurred.
On average, one in three underground storage tanks (USTs) at Fort
Belvoir is an old single-walled steel UST. While these tanks meet
current regulatory requirements for spill, overflow prevention and
corrosion protection; it can be expected that some USTs will have

had a release previously undiscovered. Site investigations at each
release are approximately $35,000 each and require approximately one
month to complete. Mitigation measures could be integrated into the
construction phase of the project in concert with the site preparation
and earthwork features for minimal impact to the overall construction
schedule.

Any disturbance to the subsurface soil at these sites could require
reopening the case. PRSs located within a proposed building envelope
could be aggressively addressed as part of the site preparations.
Mitigation measures could be integrated into the construction phase of
the project in concert with the site preparation and earthwork features
for minimal impact to the overall construction schedule. Excavation
and sampling of petroleum impacted soils areas will likely be the most
effective manner to address these PRSs within the required time frame.

The size and extent of newly identified AOPCs would be expected to be
relatively small compared to previously identified sites, and therefore
should not significantly impact the investigation costs or schedules.

Easements and RCI leased areas should be avoided. Zone Il noise
areas should be avoided; Zone Il noise areas are not recommended for
typical habitable structures. For environmental justice, if minority or
low income communities were to bear a disproportionate share of the
environmental consequences resulting from the proposed action, the
action may require reevaluation.



Figure 4.9 - Environmental Composite

Developable Areas

Protecting and preserving the environment at Fort Belvoir is of
paramount importance. As previously mentioned, the Installation
has vast natural, cultural, and historic resources, as well as
operational considerations that limit the areas on Post that can be

developed.

Constraints differ in criteria and requirements regarding
encroachment. Therefore, not all resources are equally impacted
by development or require the same level of mitigation. Some
constraints are federally mandated and require significant
mitigation. Others are simply Best Management Practices (BMPs),
requiring no or minimal mitigation. Table 4.2 depicts the level of

constraint for the resources on Fort Belvoir.

The Environmental Composite Constraints Map shows that
constraints cover more than 65 percent of the Main Post and FBNA
(Figure 4.9). At first glance, it appears that Fort Belvoir cannot be
developed without significant impacts to the environment. However,
some constraining factors are more easily mitigated than others.
Additionally, certain operational constraints might actually benefit
from development, due to the environmental clean-up efforts

required for making the area suitable for construction.

Constraints Map
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The areas designated as “Ideal for Development” have no
environmental constraints and are recommended for development.
The “Restricted Development” areas have some constraints
associated with them that require mitigation before development
can occur. The “Limited Development” areas have constraints
that may require significant mitigation measures (for example, a
sensitive natural area). Sites within the “Limited Development”
areas should only be developed as a last resort, such as when

the need for contiguous land or roadway access is paramount.
Before proposing development within these areas, the value of the
environmental feature and the potential to mitigate its disruption

should be considered carefully.
Figure 4.10 (essentially a composite of the Ideal and Restricted

Development areas from Figure 4.9) shows the developable areas

on Fort Belvoir.

Table 4.2 - Level of Environmental Constraint

Limited Development

Natural Resources

Resource Protection Areas (RPAS)

100-year Flood Zones

Riparian Areas
Wetlands
Wildlife Management Areas

Forest and Wildlife Corridor
FBNA Environmental Quality Corridor (EQC)
Sensitive Flora Species

Sensitive Fauna Species

Cultural Resources

Archaeological Sites

Cemeteries

Historic Properties Buffer

Restricted Development

Natural Resources

Grassland Management Areas

Wetland Conservation Areas
Partners in Flight (PIF) Breeding Bird Buffers
Steep Slopes

Other Conservation Areas

Cultural Resources

Historic Zoning Overlay Districts

Historic Structures

Historic Districts

Operational Resources

Ranges*

Solid Waste Management Units (SWMUs)**
Hazardous Waste Management Units (HWMUs)**
Petroleum Storage Areas (PSAs)**

Petroleum Release Sites (PRSs)**

Easements

Notes: * Require OE clearance or removal

** Require investigation and remediation
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Figure 4.10 - Developable Areas Map
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Existing Land Use

The Land Use Map developed in this study (Figure 4.11) is based
on the new system recently adopted by the Army that classifies land

use into seven categories:

Professionalfinstitutional

Fort Belvoir's current administrative land uses are generally
organized into seven areas. There are four pockets of administration
and education facilities located along the central north-south axis
of the Post, and there are three larger research and development
(R&D) areas that connect to this core but extend outward toward
the Post houndaries. These R&D areas have restricted access and

security in addition to the Post security.

Communily

Most of the commercial-based activities — shopping, dining, and
services — are located along the primary north-south axis of the
Post. There are three main areas set aside for outdoor recreation:
two golf course areas and the Tompkins Basin Recreation Area.
Other small areas for outdoor recreation are dispersed throughout
the Post, and include ball fields, tennis courts, racquetball courts, a

skateboard park, and football fields.

Troop

The primary troop land use on Post is located between Abbott

and Goethals Roads. There are some individual student and
unaccompanied housing buildings in other areas of the Post. These
are located: adjacent to the Officer's Club; South of 23rd Street on
Forney Loop (primarily used for student housing); at Knadle Hall on
Gaillard Road; adjacent to DeWitt Army Hospital; at the corner of
Peterson Loop and Belvoir Road; at the comer of Petrarcha Road
and Farrel Road; and at McRee Barracks on Morth Post.

Residential

Family Housing consists of twelve villages primarily situated along
the southeast and east edges of the Post. Under the U.S. Army's
Residential Communities Initiative (RCI), Clark Pinnacle and the
Department of the Army (DA) formed a bO-year public-private
partnership to develop, rehabilitate, and construct 2,070 homes on
676 acres of the Post. Prior to the RCI, all of Fort Belvoir housing
was in poor condition and was built at low to medium densities.
The RCI project commenced operations on December 1, 2003.
The development plan, spanning eight to ten years, includes the
demolition and replacement of 1,900 homes and the renovation of

170 historically significant homes.

Airfield

Davison Army Airfield (DAA) is located on the Post's western
periphery just north of U.S. Route 1. It serves the Army’s aviation
needs as an operational and training facility in the National Capital

Region with an average of 20 missions (takeoffs and landings}

per day. Within the Washington/Mational Capital Region Military
District, five operational Tlying units are primarily responsible for
supporting Post-related missions and operations. DAA, one of these
units, serves multiple functions and plays a key role in the Mational
Emergency Response plan. The District of Columbia Air Mational
Guard also has a training unit at DAA. Airfield operators project an
increase in takeoffs and landings. As a result, DAA operations are o
remain an integral component of the future envisioned Fort Belvoir.
However, its facilities are in poor condition and facility upgrades

must occur in order for it to maintain its mission.

Industrial

There are two primary industrial areas on the Post. They are
organized along the former rail line and consist primarily of
warehousing functions. Additionally, there are utility plants and
waste disposal facilities scattered throughout the Post. These
generally fall within their surrounding, broader land use categories

and are categorized as such.

Ranges and Training

There are two large range and training areas designated on Fort
Belvoir: the Southwest Area and FBMA. In addition to these,

the Fort Belvoir Range Plan maintains range designations at
numerous areas throughout the Post. Collective, small unit training
is conducted on the Southwest Area training lands and plans are
underway to expanded and enhance training capabilities within this
area. The FBNA training lands are not used for training purposes
at this time. There are 15 operational ranges and 19 Military

Munitions Response Program (MMRP) range sites on Fort Belvoir.

Developable Acreages

To better understand the land currently available for development,
a “constrained development” layer was created (the inverse of the
“developable areas™) and overlaid onto the Existing Land Use Map
(Figure 4.11). Actual acreages for each land use category, for both

the gross and net (developable) land, are shown in Table 4.3.

Table 4.3 - Land Use Acreages

Professional / Institutional 1233 673 560
Residential 1306 786 520
Troop 46 0 46

Community 2602 1662 940
Range/ Training 2227 1297 930
Airfield 707 469 238
Industrial 379 103 276
TOTAL 8500 4990 3510
TOTAL PERCENTAGES 100 39 41

MAIN POST TOTAL 7700 4705 2995
FBNA TOTAL 800 285 515
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Figure 4.11 - Land Use Map
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Existing Infrastructure

Real Property Inventory (RPI)

Each item of real property is defined as a facility. The Army uses

four facility types for analysis purposes:

L] Land (L) - Land (in acres) comprises whole, or part, of a
military installation owned in fee by the Federal Government

and/or under custody and accountability of the Army.

B Building (B} - Buildings (in square feet) are constructed on a
space of land that is completely enclosed by a roof, walls, and

usually Tlooring. It normally serves the purpose of occupancy.

B LUtility (L) - A utility {in capacity) is a distribution system,
commodity source, or commodity collection point that
provides a service or commodity to more than one building or
structure. {The Fort Belvoir Real Property Invenfory lists this
type asi8.)

B Structure (S) - A structure is any real property facility that
is not classified as a building, utility system, or land by the
previous definitions. Typical examples are airfield pavements,

roads, firing ranges, and athletic fields.

Source:
1. Departrrent of the Armmy, Parmphlet 415-28: Guide to Arrry Real Property Category Codes,
11 April 2006

Building Quantity

On the Main Post and FBNA, Fort Belvoir has approximately 1,600
buildings totaling over 12 million GSF. Table 4.4 shows the distribu-

tion of facilities by functional area.

Table 4.4 - Distribution of Facilities

South Post (including Historic Core) 6,750,000 1,060
Lower North Post 1,180,000 2356
Upper North Post 3,720,000 235
Southwest Area 17,000 10
Davison Army Airfield 380,000 b0
Fort Belvoir Morth Area (FBNA) 120,000 36
TOTAL 12,167,000 1615

Table Saurce: Real Praperty |rwentary downloaded on July 13, 2007

The sheer number of facilities is sizable, with considerable effort
invested in maintenance and upkeep. As funding decreases and
maintenance budgets tighten, it is becoming increasingly more
difficult to maintain buildings at minimum habitable standards.
Often, older buildings require the most effort and cost, due to their

advanced age and rate of deterioration.

Building Quality

The Installation Status Report (ISR) communicates installation
conditions by using Q-ratings for facilities. The Q-ratings are based
on a ratio of restoration cost estimates (“cost to fix”) to facility

plant replacement value (PRV). Restoration cost is based on facility
condition assessments conducted by facility occupants. These
(-Ratings are used to derive an installation-wide Quality Rating at
the Facility Class level. All military services report Q-ratings using
the same DoD methodology. The four Q-Ratings are defined in Table
4.5,

This rating system is used to model and justify funding levels for
the installation. It also indicates where facilities and infrastructure
are inadequate and may negatively affect the Army’s overall
mission. The ISR rating provides a standard, Army-wide system
to support decision-making processes as they relate to operations,

sustainment, modernization, revitalization, and re-stationing.

Figure 4.12 displays facility conditions based on the Installation
Status Report (ISR) ratings downloaded on March b, 2007.
Based on the Fort Belvoir Real Property Inventory, approximately
3b percent of the buildings on the Post are fifty years old or
older. Many qualify for historic designation, due to their symbolic
importance or structural character. Other facilities may not
warrant preservation, as their current function is better served in

modemized Tacilities with upgraded infrastructure and utilities.

Table 4.5 - ISR Rating Definitions

Minor facility condition deficiencies and no
significant facility configuration deficiencies, with
negligible impact on the capability to support the
| tenant organizations’ required missions.

Q-2 (Yellow) Some facility condition deficiencies and/or
configuration deficiencies that have limited
impact on the capability to support the tenant

organizations’ required missions.

Significant facility condition deficiencies and/
or configuration deficiencies that impair the
capability to support some of the tenant
organizations’ required missions.

Q-4 (Black) Major facility condition deficiencies and/

or configuration deficiencies that present
significant obstacles to the tenant organizations’
accomplishment of required missions.

Table Saurces:

1, Milltary Planning Technical Manual

2. U8, Army Installation Management Agency, Public Works Digest Vol XVl No.1, Jan/Feb
20086, dowrl caded from hittp:/fweneirma army. milfsites/ pwdigest/pwd_janfeb 08, pdf
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Figure 4.12 - Facilities Condition Map
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Figure 4.13 - Airfield Constraints Map Davison Army Airfield

e PNt = Davison Army Airfield (DAA) is an operational and training facility.

DAA accommodates five operational flying units within the Wash-

ington/National Capital Region Military District and a training unit

of the District of Columbia Air National Guard. The five operational

flying units are:

| 12th Aviation Battalion - Rotary

B Operational Support Airlift Agency (OSAA/JOSACOM) - Fixed
wing

B DC Air National Guard - Rotary

B Aviation Night Vision Lab - Rotary/Fixed wing

®  Civil Air Patrol - Fixed wing

The operational units are primarily responsible for supporting Post-
related missions and operations. Currently DAA supports training
and operations by both helicopter and fixed wing aircraft. The
monthly activity records of the DAA Air Traffic Services Staff show
that there were a total of 50,181 fixed wing and helicopter opera-
tions from April 2005 to April 2006. Helicopter operations account

for approximately 60 percent of total annual flight operations.

DAA is required to comply with guidelines and regulations to meet
a Class A airfield as outlined in the Unified Facilities Criteria (UFC)
203-260-01, Airfield and Heliport Planning and Design. The
maximum aircraft size that can be safely accommodated at DAA
is UC-35 (Citation 560). Operations at the DAA accommodate a

o a0 oo

Outer H tal Surf 500" Transitional Surface Clear-Zone Surface ) X
hter Horizantal Suface (6001 \:I . helicopter fleet ranging from small OH-6s to large UH-60 Black-
\ Conical Surface - Approach/Departure Clearance Surface % HEC (Not in Study Area) ) . . . . i
hawks and CH-53 Stallions, while fixed wing aircraft operations
B rer Horizontal Surface (150) [ Primary Surface

range from small Cessna 182s to large C-130 Hercules aircraft.
Although C-130 operations exceed the design weights and pave-
ment geometry parameters of this Class A regulated airfield, they
have occurred frequently and resulted in the rapid deterioration

of the airfield pavements. Additionally, the existing facility layout
often results in the interaction of helicopter and fixed wing aircraft
operations, which reduces the operational safety and capacity of the
airfield.

Figure 4.13 maps the imaginary surfaces associated with the
runway at DAA. No manmade structures or natural features are al-
lowed on the primary surface and within clear zones. Development
and landscape features are permitted under imaginary surfaces,
but stringent height restrictions are imposed. The DAA runway
elevation is +74 ft MSL, and associated imaginary surfaces are

calculated based on this level.

Airfield Facilities Maximum allowed height for development on any given parcel is
determined by the height of its topography and level of associated
imaginary surface. Figure 4.14 depicts the maximum allowed

height for development surrounding the airfield.
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Planning Considerations

Current and future facilities should not penetrate the imaginary
surfaces detailed in Figure 4.13, so that DAA may operate at its
full capacity. Table 4.6 lists the existing facilities that conflict with
the imaginary surfaces. While height restrictions apply to the entire
Post and FBMA, restrictions of 100 Teet or lower only apply to
parts of the North Post and Southwest Area (Figure 4.14). Severe
restrictions of 40 Teet or lower apply to small areas within the Morth
Post Golf Course and the eastern portion of the Southwest Area. It
is extremely important that existing obstructions are removed and
potential future obstructions are prohibited. This will help DAA
regain lost operational capacity and protect against Tfurther loss of

overall airfield functionality.

Table 4.6 - DAA Imaginary Surfacess and Impacts on Development

DAA plays a key role in the Mational Emergency Response plan. In
the event of a Mational Emergency, Andrews Air Force Base (AFB)
will be used to launch fighter aircraft and the Presidential Com-
mand Control Berth. Andrews AFB will be locked down to all other
operations. DAA will provide for simultaneous operations, such as
evacuation of the Secretary of Defense and other key personnel.
DAA's assets will be used primarily within the DC Beltway area.
During a National Emergency, DAA will be in “lockdown”, restricting
personnel from leaving or accessing the airfield until the Emergency
has passed. These Mational Emergency Response plans must be

considered during land-use development planning.

Imaginary Surface

A surface longitudinally centered on the rumway and extending 200 feet beyond each runway end.
The width of the primary surfaces varies depending on the class of runway and coincides with the

Primary Surface
lateral clearance distance.

Clear Zone
(graded area only)

Approach-Depar-
ture Surface

Inner Horizontal

Surface airfield elevation,

An imaginary surface that extends from the periphery of the inner horizantal surface outward and
upward at a slope of 20 to 1 for a horizontal distance of 7,000 feet and a height of 500 feet above the

Conical Surface
established airfield elevation.

Outer Horizontal

Definition

Areaz on the ground, located at the ends of each runway. They possess a high potential for accidents
and their use is restricted to be compatible with aircraft operations. Runway Clear Zones are required
for the runway and should be owned or protected under a long term lease.

An inclined plane arranged symmetrically about the extended runway centerline. The beginning of the
inclined plane starts at the end of the primary surface and the elevation of the centerline at the runway
end. The surface flares outward and upward from these points at a uniform slope.

An imaginary plane that is oval in shape, and is located at a height of 150 feet ahove the established

An imaginary plane located at a height of 500 feet above the established airfield elevation, extending

Development Impacts and Existing Obstructions*

No manmade or natural features are
allowed. Obstructions include building nos.
3136, 3137, 3138, 3140, 3141, 3230,
3231, 3233, 3234, 3237, and 3239,

No manmade or natural features are
allowed. No obstructions identified.

No structure must puncture this surface,
No obstructions identified.

No structure must puncture this surface,
Obstructions include building no. 2462,

No structure must puncture this surface,
Ohstructions include building nos. 2901,
2902, 2903, 2905, and 2907.

No structure must puncture this surface,

Surface

Transitional
Surface

outward from the edge of the conical surface at a horizontal distance of 30,000 feet.

An imaginary surface that extends outward and upward at right angles to the runway centerline at a
slope of 7 to 1, and connects the primary and approach departure surfaces to the inner horizontal,
conical, and outer horizontal surfaces.

No obstructions identified.

No structure must puncture this surface.
No obstructions identified.

Note: * Existing Obstructions were calculated based on Fort Belvoir GIS data provided. Field investigations are required to verify these conclusions.
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Figure 4.14 - Maximum Building Heights based on Airfield Imaginary Surfaces Restrictions
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Transportation

The northern Virginia transportation network is already greatly
strained from rapid development and significant employment
growth. The 1-95 corridor is one of the busiest, mogt congested
transportation corridors in the country. Even if no further growth
results from Fort Belwoir’s BEAC action, area traffic would

subgantially increase over the next two decades.

In the vicinity of Fort Belvoir Main Post (Figures 4.15 and 4.18),
the Northern Virginia highway system pr rily consists of the
rmajor readways that serve as commuter routes:

B |nterstate 95 (I-95)

] Interstate 395 (1-395 Shirley Highway)

B nterstate 9%/495 (1-95/1-49%5 Capital Baltway)

B S Route 1 (Richmond Highway)

B Virginia Route 7100 (Fairfax County Parloway)

B Virginia Route 611 (Telegraph Road)

B Virginia 613 (Beulah Street/Van Dorn Street)

B Virginia Route 235 (Mount Vernon Mermarial Highweay)
B Virginia 841 (Pohick Road)

B Virginia 642 (Lorton Road)
B George Washington Mermarial Parkeway

The roadway systerm on Main Post (Figure 4.16) includes:

m John J. Kingman Road on North Post — provides access from
Fairfax County Parleway to a number o sites, including the
Andrew T. McNamara Headquarters Complex, Moshby Reserve

Center, and Davison Army Airfield.

B Beulah Street — provides access to North Post fram Telegraph

Road and connects to Kingman Road.

B Woodawn, Meade, Goethals, Abbot, Gorgas and Meeres
Roads — provide internal circulation within North Post from

Gunston and J.J. Kingman Roads.

B Gunston Road — provides the major north-south roachway
connection between North and South Posts, and isthe only

roachvay that crosses over .S, Route 1.

] Pohiclk Foad — provides access to Scouth Post from ULS.
Route 1 via Tulley Gate, where all Post visitors enter and are

processed at the Post Visitor Center,

B Belvoir Road — provides accessto South Post from ULS. Route
1 via the Pence Gate.

] Mount Vernon Road — provides access to South Pog from

Mount Vernon Memorial Highway via the Waller Gate.

[ ] Sth, 12th, 16th, 18th, 214 and 2 3rd Streets — provide east-
west movement on South Post, and connect Gunston Road

with Belvoir Road,

Figure 4.15 - Regional Transportation Map

=

5 . [
- b ) Braddock Road
LV =

Gt Sy a...-n-‘--n *y
P ]
Virainia

m— Hi gy s
@mnns Virginia Rail Express

Fort Belvoir Real Property Master Plan Digest - Decermber 2009




Figure 416 - Lacal Road Map (existing)
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Utilities (Existing)

The Fort Belvoir utility system can be generally characterized
as aging and moderately well maintained. Parts of the Post
infrastructure date from the 1930°s and 40°s, and as such are

nearing the end of their useful life.

Water

Fairfax Water delivers pctable water to Fort Belvoir supplied from
the Occoguan reservoir and treated at the Frederick P Griffith Water
Treatment Plant. The Griffith Plant is a state-cf-the-art facility

with a 120 mgd treatment capacity. The Griffith Plant is one of
several supply points that feed the overall Fairfax Water system,
providing redundancy and reliability to Fort Belvoir. The Post has
purchased capacity of 4.6 mgd (peak flow) from Fairfax Water,
When the demand reaches 80 percent of the purchased capacity,
Yirginia Departrment of Health (the regulating Authority) requires a
plan to be submitted for complete system upgrade. The purchased
capacity only coversthe Main Post, not FBNA or HEC, Fairfax Water
also supplies water to FBNA. Privatization of the Fort Belvoir water
system is scheduled for FY 2008, Figure 4.17 indicates the Post
primary digribution system.

Sewer

There are Fairfax County trunk lines traversing both the FBNA

site and Main Post of Fort Belvoir that feed the Lower Potomac
Treatment facilities. The Lower Potomac Treatment facility has a
plant capacity of 67 mgd and receives an average daily flow of 45
mgd. From Fairfax County the Post purchased cdlectionstreatment
capacity to handle flows of 3 megd (average) and & mgd (pealk]).
This excludes FBNA and HEC. The capacity is based on a quarterly
running average with a “not to exceed” peak limit of & mgd. The
Post reportedly uses only 1.1 med of the purchased capacity.
Preliminary estimates of new loads from BRAC tenants indicate that
the total flowe at FBNA will approach 1 megd; total flow from Main
Post will approach 2 mgd. As the design progresses, monitoring of
the proposed loads will be necessary sothat additional capacity can
be purchased in a timely fashion, if required. Privatization of the
Fort Belvair sanitary sewer system is scheduled for FY 2008, Figure
4.18 indicates the Post's primary cdlection system.
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Figure 4,19 - Electrical Distribution System Map
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Figure 4,20 - Natural Gas Distribution System Map
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Electric Power

The Main Post of Fort Belveiris supplied power by Dominion
Virginia Power (DVP) under the rate schedule MS — Federal
Government Installations. The power is delivered from a single
main substation {Belvoir Substation) at 34.5 k¥ to four 34.5

kY feeders. FENA is served by medium voltage to a point along
Backlick Road. This distribution main isfed from the Franconia
substation located a half-mile south of FENA, Figure 4,12 indicates
the Poat’s primary digributicn systern.

The power supply on Fort Belveir has always been privatized. In
September 2006, the Installation and DV P signed a contract to also
privatize the distribution systern on Post. DV P assumed contrd of
this systern on August 2, 2007,

Natural Gas

Washington Gas supplies natural gasto Fort Belvoir and the
surrounding community. The gas company has a robust distribution
systerm in the area that appears capable o providing adequate
natural gas, regardless of the BRAC scenario selected. Figure 4.20
indicates the Post’s primary distribution systerm.
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Development Plans

Long Range com ponem The following assumptions, developed by the master planning team

and Fort Belvoir provided the point of departure for development of

the current master plan.
According to Army Regulation (AR} 210-20, the Long Range

Component (LRCY of the Real Property Master Plan (RPMP) B Within a few years due to Base Realignment and Closure
establishes “the environmental baseline, basic frameworl, and Commisson (BRAC), the population and intensity of
specific options for developing and managing real property on activity at Fort Belvoir will nearly double. Belvoir currently
the Pogt™. It provides development opticns in accordance with has 23,000 personnel working on Post. Current planning
the installation’s mission and the Real Property Vision, Goals and {BRAC and non-BRAC) envisions an additional 19,000 new
Objectives. The LRC serves as the planning baseline for the other people working at Fort Belvoir by 2015, Minimal continued
components of the master plan. groweth will add ancther 3,000 by 2030, The total projected

employes population for 2030 is 45,000,
Scope

u Feort Belvoir will provide more regional services in support

of the National Capital Region (NCR). Examples of these
This current master plan addresses approximately 8,500 acres

including bath the Main Post (7,700 acres) and Fort Belvoir North
Area (FBNA) (800 acres) (Figure ©.1). It does not include the

expanding services include administrative support, regional
outdoor recreation, logistical support, and expanded support

tothe retiree population.
adjacent property of the Humphreys Engineer Center (HEC) which

is operated by the Army Corps of Engineers and considered as a u Feort Belvoir family housing assets are now transferred
separate entity for land planning purposes. Also, this plan does nat to private owmership under a 50-year lease. As housing
include Rivanna Station, a remotely located portion of Fort Belvair, neighborhoods are being redeveloped, the number of housing

units provided (2,0700 is projected to remain constant for
the planning period of this master plan. (This plan isalsoa
key tool in ensuring that the Post’s housng requirement is

accommodated, while still allowing development opportunities

FORT BELUBIR I ; § : f for other important missions at Fort Belvoir)
NORTH AREA . / . s
(EBNA} -

.

] The Museumn of the United States Army is planned to be

constructed on Fort Belvair,

] Feort Belvoir is expected to continue its current mission
of regional support for office and housing, Therefaore, all

planning will be aimed at suppaorting this mission,

These current planning assumptions, along with the mission

and vison of Fort Belvoir, set the direction of its growth to the
year 2030, while providing a long-range flexible plan that can
accommodate its existing, currently planned, and future needs and

requirements.

Figure ©.1 - Fort Belvair: Main Post and Fort Belvair North Area (FBNA)
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Spatial Relationships

The current master plan assessed the existing physical development
on Fort Belvoir, including building conditions, site layouts, visual
character, and open space. This assessment helped determine

what type of development or redevelopment is best suited on

each land parcel. Spatial relationships on the Post were evaluated
separately for the following sub-areas: South Post, Lower North
Post, Upper Morth Post, Southwest, FBMA, and the Airfield. Table
5.1 summarizes the spatial analysis presented in the current master

plan. It indicates:

B There is a need for significant redevelopment on the Post,

because of under-utilized sites and aging facilities.

B The northem part of the Main Post and FBMA have better

access to the regional transportation network.

B The Southwest Area is not a prime development area, due to
a lack of infrastructure and accessibility and height restrictions

imposed by airfield operations.

B The southem part of Main Post and lower North Post have
large developable areas, but require better access to regional
roads (adding another overpass to connect South-North Post

would help alleviate this problem).

Buildable sites are under-

utilized | ™ - " " - ‘
:Eagailltiggs are old or improperly | - - - - -
byt nst| | w | :
Sﬁé}?{;ﬁgsii?nal access by road - - -
‘Ia_?;g: ec)gg{iguous developable - - -

Table 5.2 - Land Use Acreage Comparison

Proposed Land Use

The Land Use Plan (Figure 5.2) classifies all land on the
installation into one of seven categories. Table 5.2 indicates the
changes in land use based on acreage. When comparing this land

use plan to existing land use, notable changes include:

o Industrial land use is reduced to a smaller acreage, which
will be compensated by constructing more efficient modem

Tacilities Tor these functions.

A Troop village is established on South Post near the Town

Center. This includes troop housing and support facilities.

The open area north of the Parade Field is changed to a
Professional/Institutional land use in anticipation of an office
development here. An appropriately scaled development will
complete the definition of and provide a good backdrop for

views across the Parade Field.

On the upper South Post the Professional/lnstitutional land

use is expanded east and north. This then connects the smaller
existing administration areas on North Post into this one

larger contiguous land use category, forming an area able to
accommodate a significant amount of Professional/Institutional

and associated uses.

Woodlawn Village, a neighborhood (440 units) that is too
removed from Main Post, is relocated on to the Main Post
and its land is categorized as Community. The proposed
Community land use would allow future designation of this
land as park or recreation area for the local community;
however, an official future use for this land has not been

determined.

FBMA is changed from Range/Training to primarily

Professional/Institutional.

Professional / Institutional 1233 673 560 2186 972 1214 654
Residential 1306 786 520 1149 701 448 (-72)
Troop 46 0 46 139 44 95 49
Community 2602 1662 940 2899 1891 1008 68
Range/Training 2227 1297 930 1286 872 414 (-516)
Airfield 707 469 238 689 456 223 (-19)
Industrial 379 103 276 152 44 108 (-168)
TOTAL 8500 4990 3510 8500 4990 3510 0
TOTAL PERCENTAGES 100 59 Ly 100 59 4 0
MAIN POST TOTAL 7700 4705 2995 7700 4705 2005 0
FBNA TOTAL 800 285 515 800 285 915 0
52 Fort Belvoir Real Property Master Plan Digest - December 2009



Figure 6.2 - Proposed Land Use Plan
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Planning Framewaork

The planning framework developed in the current master

plan reflects a consensus for all aspects of future installation

dewvelopment. It provides an adaptable blueprint that brings contral,

coordination, and direction to current and potential change. It

integrates divergent issues with competing long-range development

directions, while complying with the installation’s Mission, Wision,

Goals and Objectives,

Figure 5.3 shows the overall framework for Fort Belwoir in
two phases, Thefirst phase accommodates the growth of

approximately 19,000 employees by the year 2015, the second

accommodates another 3,000 emplayees by 2030, (Total projected
population for 2030 is 45,000.) The plan recommends the type

and location of development, not specific projects, Reserving

detail ed project information for the Short Range Component
(SRC) and Area Development Plans (ADPs) extends the life of the

Froposed devefopment is focused around a central core of activily

nodes that offer the urban amenities that encourage a vibrant mixed-

use community

i =¥ i

Connectivity belween the Morih and Soulh Fost is imporiant fo

establish a unified urban core. Long severed by UL S, Route 1, strong

finear efements such as Gunsion Rosd and Befvoir Road can span

this formidable barrier. Conneclivity can also be accomplished with
weff-orchestraled development thal wisualfy ties both halves of the Fost

fogether.

Framework Flan. This allows the plan to serve as a flexible, owerall
development guide that does not become outdated as soon as one
project changes location. The plan does depict the roads, trails,
and open spaces — those elements that serve as connectors for
the installation. This network of linkages must work together, and
nat just function in isclation. The framework also recommends the
best type of development for each location, |t indicates where high
density developments and high level activity nodes should occur,

The framework plan:

| | Frovides a dense core of mixed-use development on the
plateau that extends north-south across the installation

| | Establishes a strong connection between MNorth and South
Post

B Reserves parcels for development beyond 2030

| | Incorporates relocation of the Woodlawn Village housing units
onto South Post

u Frovides subdistricts in the Main Post urban core for scale and
orientation

B Through redevelopment, increases the effidency and density
of employee campuses located outside the urban core (off the
plateau)

| | Ensures that the potential transit line is not encroached upon

| | Locates other regjonal uses along the primary roads to take
advantage cf this public inteface

B Capitalizes on the future Fairfax County Parkway for both
FBNA and Main Post connections

| | Provides an additional bridged connection between North and
South Post

B Creates a loop road around the Main Fost urban core

| Prowides additional east-west connections between Belvoir
and Gunston Roads

| | Ensures the network of residential neighborhoods along the
east and south side of the core stay connected to each other
and to Town Center development

B Strategically locates community centers and recreational
facilities to serve as hubs for the Main Fost community

| | Frovides an accessible trail system that links open spaces,
recreation areas, and main activity centers together as an
integrated network

| | IUtilizes open spaces as buffers to help mitigate impacts to
neighboring histori ¢ properties

n Prowides a wariety of open spaces accommodating many types

of activities

Fort Belvoir Real Property Master Plan Digest - December 2009



Figure 6.3 - Framework Development Plan
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Figure 5.4 - Transportation Improvements
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Transportation Assessment

Figure & 4 depicts the primary transportation improverments

required in the near term (2018} and in the long term (2030).

Near Term (2015): Mog of the development on Main Post will
occur on South Post. The new hospital will be located on the
South Post Golf Course; Army Lease and PEO EIS will backfill into
buildings vacated by tenants leaving Main Pog; and MDA will be
located on the ball fields at the north end of the Parade Grounds.

These acticns require the following road improvements:

B Widening of Gunston Road, Belvoir Road, Ninth Street, Goethals
Road, and Pohick Road to four lanes with appropriate turn lanes

B Construction of a new access control point at the former Lieber
Gate site opposite to Belvoir Road to provide access to )L S
Route 1

B Signalization of eight intersections to mitigate impacts due to
increased development for the near term

Long Term (2030): Fort Belvar will be redeveloped over the long
term as each of the sub areas on Main Post isredeveloped. These
projects will change the roadway network, including roadway
realignments andior widening. Major changes to the on-pogt

roadway network include:

B Extension of Belvar Road from South Post to North Post -
with a grade-separation from .S, Route 1 and an alignment
into Woodlawn Road

B Realignment of the intersection of Thecte and Pohick Roads —
to promote the major north-scuth maverment for lower South
Pest traffic to Thecte Road, rather than Gunston Road

B Realignment of the lower portion of Thecte Road into 23rd
Street —to extend into Belvar Road to promdte a "ring-road”
on South Pogt (An alternative alignment would be to extend
Theote Road into 21st Street )

| | Extension of Third Street as a 4-lane roadway to connect Belvair

and Gunston Roads

B Extension of Sixth Street as a 24ane roadway with on-street
parking to connect Belvoir and Gunston Roads

B Conversion of the abandoned railw ay into a transit corridor
—either as a BRT or light-rail system to connect to Franconia-
Springfield Metrorail Station and VRE stations

In addition, a Transportation Management Plan (TMP) should be
implernented, one that strives for a 40% reduction in SOV trips at
peal hour. As each sub area is developed per its ADPR traffic impact
gudies will be required to assess needed roadw ay improvements
and phasze in the long-term wision for circulation on Main Post.

Fort Belvoir Real Property Master Plan Digest - Decemnber 2009



Utilities Assessment

In support of the Master Plan, a capacity analysis of current
domestic water, wastewater, storm drainage, storm water
management, and hot water systems was prepared to determine
future demands for 2015 and 2030 Pregrarmmed Projects.

Capacity studies for the electric and gas systems were not
completed in the master plan, because these systemns have been
privatized, The water and sanitary capacity analyses indicated

that significant portions of both systems are presently at or near
capacity, and will require major improvernents to meet the projected

arowth for the BRAC and other nearterm projects.

Sanitary Sewer (Near Term - 2015) Improvements - Figure 5.5

depicts the near term sanitary system recommended improvernents:

B Two large lift stations senving the southern part of Main Post
{Pump Staticns 00097 and 00687) are cverloaded and
require significant reconstruction. The study recormmends
that the new Hospital and associated area developrment be
connected directly tothe Fairfax County sewer line that runs
along U.S. Route 1, rather than to the existing gravity sewer
systemn (which drainsto Pump Station 00097), This would

reduce flows tothe cverloaded trunk sewer and pump station.

B Several parts of the existing sewage collection system appear
to be at or over-capacity. These include the sewer lines serving
Defense Logistics Agency (DLA) and Davison Army Airfield, as
well as the trunk sewer that runs southeast from Belveoir Road

and Surveyors Road,

B The limited network of sanitary sewer on FENA is near the
end of its useful life. All existing lines should be removed, and
a new networl of sanitary sewer and water lines should be

congructed to support the new development.

Water (Near Term - 2015) improvements - Figure 5.6
depicts the near term water distribution system recommended

improvements:

] Replace the existing 1 2-inch main on Belvoir Road between
115, Route 1 and 12th Street with a new 16-inch main.

] Replace approximately 150 LF of 8-inch water main on U.5.
Route 1, west of Belvoir Road, with a new 12-inch main.

] Replace the existing elevated storage tank near Belvoir Road
and LS. Route 1 with a new tank located farther north that
would allow the systern to maintain the required storage
volumes and allow for higher systemn pressures,

B A second connection from the Fairfax water system to the
Fort Belvoir systermn should be provided by extending a line
from Telegraph Road near DCEETA to the existing system near
Kingman Road. This would alleviate pressure deficiencies near
DLA.

Fort Belvoir Real Property Master Plan Digest - December 2009

Figure 5.5 - Overall Sanitary System - Near Term (2016}
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Installation Design Guide

The purpose o the Installation Design Guide (IDG) s to provide
design guidance for standardizing and improving the quality

o the total environment of the installation. The IDG includes
standards and general guidelines for the design issues of site
planning; architectural character, colors and materials; vehicular
and pedestrian circulation; and landscape elements including
plant material, seating signage, lighting, and utilities. The design
guidelines incorporate sustainable design, quality of design, anti-
terroristm, low maintenance, historic and cultural resources, natural

resources, durability, safety, and compatibility

Figure 5.7 - Wisual Themes and Cherlays Plan
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The Visual Themes and Overlays Flan (Figure 5.7) is organized by
the principle of @ dense urban core, around which concentric rings

of dewelopment cccur in ever decreasing densities.

The urban core of the Post represents the "downtown” where:
B Level terrain is suitable for an orthogonal grid

B |east number o environmental constraints exists

B Existing infrastructure will be expanded upon

B Mixed-use development provides a compact live-work-play

community

The outlying suburban areas represent:

B Varied terrain that is better suited for smaller building sites or
individual facilities

B Greater number of environmental constraints that will
necesstate dispersed developrment

B lessaccess to existing infrastructure

B A segregation of uses that favers single uses or tenant facilities

While the concept of urban and suburban areas helped shape some
of the Wisual Themes, other gowerning factors were consdered as

well. These included:

B Function: as projected by the future land use plan

B Massing: the distribution of buildings and their volumes

B FPhysiographic: natural features that delineate distinct areas
B Political: man-made boundaries and parcel lines

B Operational: man-made physical features that delineate
distinct areas

Cverlay Zones are not & visual classification found in the Army
Installation Design Standards (IDS), but have been added to this
docurment to address special circumstances particular to Fort
Belvoir. Owverlay Zones offer additional design standards in order to
achieve a unified vision for areas that span more than one Theme.
If & conflict arizes, design standards outlined for each of the Owerlay

Zones supersede any Therme-based standard.

It should be nated that the Wisual Themes Flan should not

be confused with @ Land Use Plan. Although the latter was
instrumental in determining visual areas, and in many ways does
correlate in the physical delineation of areas, these are digtinet
plans. Ultimately, the Visual Thermes Plan is a synopsis of assthetic

character rather than functional use.

Figures 5.8 through 5.11 are a few examples of the guidelines

presented in the current DG,
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Figure 5.12 - Area Development Plan (ADP) Locations Area DEVEIﬂpmem Pla ns

By definition, Area Development Plans (ADPs) address the site
planning of a specific area of an installation - unified by function,
identity, location, or architectural style. Figure 5. 12 depidsthe
boundaries of the ADPs that were developed in conjundtion with the
current master plan. These ADPs build an the overall development
framework presented in the 2008 Master Plan (Figure 5.3). The
ADPs illustrate both short-term and longterm physical changes,
with the latter depicted in phases.

It is the gpal of all ADPs to ensure that Fort Belvoir is organized
into dense, compact, and clearly defined neighborhoods — each
with its own spedfic character and feel. For example, the Town
Center should be developed as a mix of complementary uses
with opportunities for awvariety of transportation modes — such as
walking, biking, driving, or riding public transit. This creation of
a walkable Post further promotes the feeling of community and

a sense of wellness for all those who live, work, and play on Fort

Belvair

The following pages present a summary of the most recent ADPs for

Fort Belvair.

Town Genter e FEMA

Koe
) Ara

o

5

fox

= >
5

o

<

5410 Fort Belvoir Real Property Master Plan Digest - Decemnber 2009



Airfield Area ADP

The general concept of dividing the Davison Army Airfield (DAA)
into two types of land use zones was supported by key stalkeholders
during discussions. Based on the principle that core airfield
activities must have proximity to the rumaay, Mission Essential
zones are directly adjacent to the runway, while the Mission
Support zones abut it. Alongthe southwest side, a transitional area
between the installation boundary and airfield operations would be
beneficial, but is not possible due to land constraint. The proposed

development plan for the Airfield has the following features:

B The runway, primary surface, and tamiways are brought into
compliance, and replacement facilities are sited on both
sides of the runway. Base operations and transient aircraft
parking are located on the northeast side of the airfield near
the entrance to DAA. This provides easy access for passenger
drop-off and pick-up. The existing Fire Station will remain
inits current location and will have immediate access to the
airfield.

B The majority of the aircraft operations and maintenance
is located on the southwest portion of the airfield. Airoraft
parking and maintenance aprons are adjacent to the parallel
tamiway. This provides easy access to the rurmeay. These
aprons can accom modate the tenant rotary wing and fixed
wing requirements. There is transient parking for two C-130
aircraft adjacent to the DO ANG armory. Replacement aviation
unit maintenance hangars and aviation operations space are
adjacent to the parking aprons.

B Administrative space was consolidated for the OSAA/OSACOM
and 12th Aviation adjacent to their maintenance hangar on
the southwest side of the airfield. Unit storage was sited near
or adjacent to operational functions.

B The perimeter road on the southwest side will be relocated to
provide access to the operational facilities along this portion
of the airfield. This will require grading of the hillside along
the roadway to adjust to inlet roadway design standards for
wertical curves.

Fort Belvoir Real Property Master Plan Digest - Decemnber 2008

Figure 5.13 - Proposed Development Plan for the Airfield Area as Presented in ADP
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The graphic presented above may vary slightly from the images presented in the finsl ADP

reports. The graphic above has been revised to depict specific project detadls that developed

after the ADP reports were published,
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Figure 5.14 - Proposed Development Plan for the Community Support as Presented in ADP COI'I'II'I'II.II'I“}' SU[J[JOI‘t ADP

Like many instalations, the Community Support Area of Fort Belvaoir
is a place where families, soldiers, dvilians, and retiress gather to
enjoy the amenities of the area, such as the P2 and Commissary,
This area and the Town Center are at the heart of non-training
activities at the Post, and vital to the morale and welfare of all who

live and work at Fort Belvoir,

The wision for the community support areais to:

B Develop a new regonal center for destination shopping and
amenities

u Provide an incremental redevelopment of the area

mzm sy | Favor compact development to enable future higher density
USEes

Boidur Support Faci
Aot

u Emphasize a sense of place and pedestrian character of the

regional shopping center

l:l Existing Buildings mmmm  Area Devebpment Plan Boundary - Engineared Open Space
- Propozed Buidings Propozed Elock Framewark Praviously Develbped Land
- Futura Expansion — StFEAME Racraational Fialds
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I Graszlands
B PX 3150005QFT B CIVIC 70,000 SQ FT
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H  OTHER RETAIL 250,000 $Q FT

The graphic presenited above may vary shightly from the images presented in the final ADF
reports. The graphic above has been revised lo depict specific project delaifs that developed
after the A0F reports were pufiished.
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Lower North Post ADP

Vision for the Tuture redevelopment of the Lower Morth Post is

to transform it from an area of recreational facilities, barracks,
soldier support facilities, and open area to an officefad ministrative
environment. This redevelopment will happen in phases, as the
need for new office development arises and as barracks are rebuilt
in another location on the installation. The intent is to provide
administrative areas that meet security requirements for potential
Tuture tenants. Administrative facilities will include office space and
parking structures, as well as some housing and retail to support
workers. Some demolition/relocation of buildings will occur in the
near term, as well as later as full redevelopment of the area is

achieved. The redevelopment will include construction of a variety

of uses, including retail, housing, offices, and structured parking.

Concept image from Lower North Post ADP

Fort Belvoir Real Property Master Plan Digest - December 2009

Fgure 5.15 - Proposed Development Plan for the Lower North Post as Presented in ADP
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Figure 3.16 - Proposed Development Plan for the Hospital Area as Presented in ADP
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Hospital Area ADP

There are currently four inpatient facilities in the National Capital
Region (NCR) - Bethesda Mational Maval Medical Centey, Walter
Reed Army Medical Center, Malcolm Grow Medical Center, and
DeWwitt Army Community Hospital. These four hospitals will merge
into two - the Walter Reed National Military Medical Center
CWRNMMC) and the Fort Belveoir Community Hospital, in an
attempt to streamline medical care and make the system maore
efficient.

In addition to the goal of designing a world dass hospital to serve
both the Belvoir community and the armed forces as a whole, the
hospital needs to be a dense, diverse, interconnected, and open

campus that is an integral part of the Post. The plan proposes to:

B Redevelop the site west of Belvoir Road as a new health

campus

B Create a north-south "patient care link® that dearly integrates

offices, outpatient services, inpatient services, and parking

B |dentify future phases for expansion of ambulatory services

without disrupting the campus or drculation patterns

B Redevelopthe ares east of Gunston Road as a new office
campus

B Develop the area south of the hospital as the Warrior in
Transition Campus

Gray's Hill site could possibly be available for appropriate adjacent

hospital uses.

Concept fmage from hospital design document

5-14

Fort Belvoir Real Property Master Plan Digest - December 2009



Troop Village ADP

The development of a new Troop Housing area on Fort Belvoir

will accomplish several goals that benefit both the troops and the
installation as a whole. Relocating the troops from the Lower North
Post area will place them in proximity to the Town Center and main
activities on Post. This move also creates an entirely new housing
village with larger, mare modern accommodations. The plan

proposes to:

®  Establish a new troop housing area that emphasizes a sense

of community

B Rebuild the area north of Jackson Loop Road with new

barracks that open to the natural landscape to the west

B Explore opportunities to adaptively reuse some of the older
warehouse and industrial buildings (for functions such as
indoor training, recreation, or other amenities that would
otherwise require new construction)

B Develop necessary athletic/outdoor recreation areas along
the southern edge in coordination with the Recreation Plan

(Figure 5.26).

Concept image from Troop Yillage ADP
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Figure 5.17 - Proposed Development Plan for the Troop Village as Presented in ADP
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Hgure 5.15 - Proposed Development Planfor the Industrial Area as presented in ADP
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The graphic presented above may vary slightly from the images presented in the final ADF

reports. The graphic abowe has been revised to depict specific project details that deweloped

after the ADP reports were published.
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Industrial Area ADP

The vision of the industrial area is to create:

B Atransitional zone of community support and office uses
along the wed side of Gunston Road to serve as a buffer
between the industrial area and the non-industnal activities

located to the eagt of Gungon Road

B Atransition from light to heavy industrial uses, by locating the

heavy industrial uses along the westem edge of the site

B Open and landscaped areas and buffers around the industrial

aress

] Direct access to industrial facilities from Pohick Road
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Town Center ADP

The vision of the Town Center is to create:
B Anoutstanding place to live, work, and play

B A culture that exists in harmony with surrounding
communities and the natural erwironment

A continuing legacy of a “Bealtiful to See” installation
B A mixed-use center with offices, amenities, retail, and housing
B Housing along the 12th Street and 16th Street corridors

B A new office center with retail and amenities at key
intersections

W Parking in the middle of the blocks and away from major
pedestrian areas

Concept image for Missife Defense Agency (MDA) development located
Just east of the fown Center Development Plan

Fort Belvoir Real Property Master Plan Digest - December 2009

Figure 5.20 - Proposed Development Plan for the Town Center as presented in ADP
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The graphic presenfed above may vary sfightly from the images presented in the final ADP

reports. The graphic above has been revised fo depict specific project details that developed

affer the ADP reporfs were published.
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Figure 5.21 - Proposed Development Plan for the FBNA as presented in ADP FBHA ADP

Planning principles for the FENA area development include:

B Buildings should reinforce the common campus edges. This
includes the central open space. Buildings should alsobe in
conversation with one another. Along the commaon campus
argas, an attention tothe com patibility of uses and building

typology is critical.

m  Locate parking at the perimeter of each campus area
along the major access routes. This will reinforce standoff
requirements and provide optimal development ares for

programs.

RiurTen il mus G 2 =
T u Connect hqulngS and places with pedes’[rlan paths and a
| FemoteOdvey Achy
omcEAdmn

Insh btinZwmr! A tn

sefies of "campus gardens”.

B Maintain and preserve views and sight lines to important open

Commurty Amerttis
Ewimrment | G i Comdor spaces fram each cam pus area.
FEDuTe Fretime rm

== o= om e Peime Ferm

Sabadans Fatml Perimeter Gurdll

'—'H..!—‘?"J ®  Develop a hierarchy of streets and points of access that
coordinate with the larger transportation strategy

Figura 5.22 - Actual Develaprment Plan for NGA on FENA B Reinforce a comprehensive strategy for security and AT/FP

requirements that is integrated with building siting, access,
and the overall development concept.

B |[nitiate collective approaches for storm water managament,
andllary uses, and remote truck inspection argas that
share resources to optimize site development and program

integration.

®  Promote sustainable strateg es that minimize developm ent
impact, and embrace forward thinking and best practices in

site planning, open space design, and architecture.

B Develop a feasible and constructible strategy that is sensitive

to schedule and costs.

Concept image from NGA desigh document

The graphic presanted abave may vary sightly from the images presented in the final ADF
reports The graphic above Ras been revised to depict specific project details that developed
sfter the ADP reports were publizhed,
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300 Area ADP Figure 5.24 - Proposed Development Plan for 300 Area as presented in ADP

— Sy z o

The 300 Area is a cleared area, surrounded by forest and

Resource Protection Areas (RPAs). Although space here is severely
constrained, there are a few open, flat areas that could be used for
new buildings and/or parking structures, Its main road (Kingman)
must be realigned to provide a more direct main road. Another
safety Improvernent option to the road network would be the closing
of Beach Road to automobile traffic, as this roadway is heavily

traveled by pedestrians.

Figure 5.23 - Proposed Open Areas and Glustered Developments as
presented in ADP

The graphic presented above may vary slightly from the images presented in the final ADP

reports. The graphic above has been revised fo depict specific profect details that developed

after the ADP reports were published.,
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Warrior in Transition ADP

The Warrior in Transition (WT) Campus at Fort Belvoir will provide
support facilities consisting of a Soldier and Family Assistance
Center (SFAC), WT Barracks, and WT Operational Areas (WT OPS),
The WT Barracks is planned to accommodate 276 personsin 138
Strickland Suites, Figure 5,25 depicts the proposed development
for the WT Campus.

The mission of the Warrior in Transition (WT) Unit Campuses
project is to provide an environment whereinjured soldiers can
focus on recovery, thereby facilitating a soldier’s smooth transition
back to military duty or avilian life,

The WT program became a requirement at Fort Belvoir after the
Master Plan was completed. Howeyer, incorporating this unforeseen
requirement was easily managed due to the solid planning
framework of the Master Flan, Cne of the primary driving factors for
the WT siting was prokimity to the Hospital,
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[two =ty Exiging Tenniz Gowts

Figure 5.25 - Proposed Development Plan for the WT Campus
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Recreation ADP Figure 5.26 - Proposed Recreation Development Plan

Open Space / Recreation Framework Plan Goals include:
u Create a responsble and sustainable plan

u Locate features that foster surrounding community benefits
near access points and regional transpiration

u Create a networl of open spaces and recreations areas,
including neighborhood parks, informal open areas, and larger
recreation complexes

u Design the trail network to also connect non-recreation
destinations, soit can serve as an alternative mode of
transportation

. Regional Recreation Areas D tndecen Rork € Pullen Field Rk, zoccer, sothe | finess ce rter)
Tom pkinz B i (rchery Fange, Nature Center,
@ Community Recreation Areas gi::;?"::ﬁ:ﬂ":mm oT:':; 'G'SMST"N[" ;;‘g nge, Neture G enter,
n ne '
@ Neighbarhood Recreation Areas D Fecrestion Fielde [zoecer sl ) Water Parkand Siate Fark
Hunting Area (oo oty community fair pround) €D Fecrestion Fields (tmzeball tmck, socceq
° Recretion b.res [fennk, be zkettsll, @ Recrestion Fields [Little Les pue fields)
: J . - —— Tajls (I'I'ILIItiDIJI'DDSE) aafthall, foctte |, 2 ccce e Gommunity Faol
Concept design as presented in /DG for Litfle League Frelds : : 1 Tenniz Courts
g @ Potential Recreation Areas & Tenniz Courts
fArea 12 0on Figure 5.26) ® B Recremtion A (plygrounds, soccer)
(oo

Concept design as presented in /DG for Multi-Use Recreation Area

Concept design as presented in 1DG for Troop Recreation Area (Aregs 10 and L1 on Figure 5.26)
fArea 5 on Figure 5 26)
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2 Rl Leased Areas
B Proposed New Housing Areas

5-22

Residential Communities Initiative

Since the inception of the Residential Communities Initiative by
the LS. Army, the residential neighborhoods at Fort Belvoir have
undergone a dramatic change. Reconstructed Villages now foll ow
the standards of Traditional Neighborhood Design (TND).

TMD, which is experiencing a resurgence in regional/national
planning trends, is a development pattern that reflects the
characteristics of the smaller, dder communities of the late

19th and early 20th centuries. It achieves this by shifting the
development focus from the automcbile tothe pededrian. These
traditional communities are typically characterized by mixed land
uses, grid street patterns, pedestrian circulation, intensvely-used

open goaces, architectural character, and a sense of community.

With the exception of Belvoir, Gerber, Woodlawn, and River
Yillages, all on-pog villages are undergoing redevelopment as THND

communities.

Historic Belvoir Village and Gerber Village are the only
neighborhoods being preserved in their entirety. Both are
exemplified by distinctive architecture and site planning. Belvair
Village features grand Georgian style homes on curvilinear
streets. Gerber Village is comprized of more modest homes in the
Meocclonial style, which are arranged in a formal symmetrical grid
pattern. Both villages are being maintained due to their durable
construction and timeless style, which is still fresh and enduring
to this day. The mature landscaping within these villages creates
an idyllic setting of tree-shaded properties and well established
plantings that make these neighborhoods distinctive.

Because Woodlawn Village is isolated from the rest of the Pogt,
these units will not be redeveloped in place, but will be distributed
into and around cther Post housing areas. Figure ©.27 shows

the potential locations for the relocation of the Woodlawn Village

housing units.
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BRAC 133 (WHS) at Mark Center

Due to the traffic concerns raised by local and state agencies
regarding the WHS original siting at FBMA, altemative sites were
considered through a competitive process. The Mark Center site
was chosen in September 2008. The Army has purchased this land
and added to Fort Belvoir's inventory.

Mark Center is a mixed-use development of residential, refail, and

office components. It is located at the corner of North Beauregard L

Street and Seminary Road in Alexandria, approximately four miles g : ) j
-4 nasda

8 ]

southwest of the Pentagon.

5 RAd SR AR

-

Two parcels of land within this development were purchased

in December 2008 and annexed to Fort Belvoir. The site will

accommodate a complex, which will consist of two office towers,
parking structures, a transportation center, and a remote inspection
facility. The Mark Center will house 21 DoD agencies and a total
workforce of 6,400 employees. The approved development plan
has a capacity of 10,000 to 12,000 employees. Fort Belvoir has no

plans Tor additional capacity beyond these numbers at Mark Center.

Access to the BRAC 133 parcels will be via two site entrances off
Mark Center Drive, which loops through the center's southeast
portion from Morth Beauregard to Seminary Road. The site is
adjacent to the 1-395 corridor, which includes both general
purpose and HOV (high occupancy vehicle) lanes to accommodate
car poolers and transit services. Site design starts in late 2008,
and will be coordinated with the City of Alexandria and the

Commonwealth of Virginia.

Fgure 5.28 - Conceptual Site Plan for BRAC 133 at Mark Center

| MARK CENTER—\’ £

| /Annandale

SEMMNARY ROAD v~

Fort Belvoir Real Property Master Plan Digest - December 2009



Integrated Natural Resources
Management Plan

The Integrated Matural Resources Management Plan (INRMP)
provides guidance for the implementation of the U.S. Amy

Fort Belvoir's natural resources program. The plan establishes
procedures to ensure the sustainability of the land to accomplish
Fort Belvoir's military mission. It outlines conservation efforts for
the Post's natural resources {for example, its aquatic resources,
flora, and fauna) and establishes procedures to ensure compliance

with related environmental laws and regulations.

The Fort Belvoir natural resources program conserves and protecis
biodiversity using an ecosystem management approach. Baseline
surveys of each resource area (for example, water resources,
wetlands, etc.) were conducted to characterize the resources

on Post and 1o assess their significance. So that management
strategies could be developed and implemented, program goals

were established. These include:

B (Goal 1. Ensure compliance of installation actions with federal,
state, regional, and local statutes, regulations, and policies
applicable to natural resources.

B (Goal 2. Manage Fort Belvoir lands to provide balanced,
multiple-use opportunities (for example, military training
and testing, environmental education, scientific research
and study, and low intensity recreation} without degradation
of natural resources in accordance with DoDl 4715.3,
Environmental Conservation.

B (Goal 3. Provide natural resource customer service to military
training and testing activities, base operations, tenants,
military personnel and their families, the research and
education community, and the general public that meet their
expectations and demands for quality in accordance with the
Fort Belvoir Strategic Plan (U.5. Army, 2000).

B Goal 4. Ensure natural resources stewardship by protecting
against loss or degradation of: native habitat conditions,
native biological diversity, and structure within native

communities.

Fort Belvoir fully embraces biodiversity conservation, and has
developed and implemented an ecosystem-based natural resources
management program. The installation does not emphasize single-
species management. Neither does it aim to increase the number
of species or number of communities on the Post. Consistent with
the principles of ecosystem management, Fort Belvoir aims to
preserve the native diversity of communities and the native diversity
of species within communities. Fort Belvoir recognizes that it will
conserve the greatest biodiversity if it focuses management efforts

at the community level.

The following summarizes Fort Belvoir's management

considerations regarding biodiversity conservation:

B The ecosystems on Fort Belvoir have boundaries that extend
far beyond the Installation. Therefore, the Post must take a
regional view and involve outside partners/participants in its
management program.

B Fort Belvoir's on-post natural habitat areas already exist as
fragments within the larger ecosystem area. Other nearby
fragments of natural habitat include Huntley Meadows Park to
the north, as well as Mason Meck State Park and the Potomac
River Mational Wildlife Refuge Complex to the south. Together,
this complex of fragments represents the largest continuous
and most diverse habitat area in eastern Fairfax County. Fort
Belvoir recognizes that the ecological Tunction of this larger
habitat complex depends upon conservation of its component
piece.

u Preservation of the size and continuity of on-post natural
habitat is the single most important management tool for
maintaining native diversity, within both Fort Belvoir and the
broader eastern Fairfax County area.

Fort Belvoir has completed baseline natural resource surveys.
While the resources have been fairly well inventoried, the
natural processes to which they are subject {for example,
nutrient cycling and hydrologic cycle) have not been
characterized. Aiming to “restore” a community is difficult,
because of insufficient knowledge about the community.
Consequently, Fort Belvoir must assume that its current level
of biodiversity, based on existing surveys, is the appropriate
level, and all management efforts will be focused on
maintaining its current level of biodiversity. Monetheless, Fort
Belvoir must be prepared to change its management strategies
to accommodate new information as it becomes available.

B Change/variation is inevitable and natural. The installation’s
natural resources management program needs to allow for
naturally occurring change and the processes that cause
change. However, Fort Belvoir recognizes that there may be
situations where it may be ecologically beneficial to alter/
intervene with naturally occurring changes (for example,
succession). These situations will be considered on a case-by-
case basis.

u In the urban landscape of Morthern Virginia, people comprise
a large part of the landscape, both on and off Post. Therefore,
human activities must be integrated into the landscape in a
way that does not degrade the existing environment.

n Management funds and resources are limited, so Fort Belvoir
must manage natural resources in the most cost-effective
method and with a regional approach.
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Integrated Cultural Resources
Management Plan

Fort Belvoir is responsible for the stewardship of the cultural

and historic resources located within its boundaries. Its cultural
resources responsibilities are defined by a wide range of laws,
principally the National Historic Preservation Act (MHPA) of 1966,
as amended, which requires Federal agencies to identify, inventory,
evaluate, and protect properties listed in or eligible for listing

in the National Register of Historic Places, and by DoD and DA
regulations, including Army Regulation (AR) 200-4.

An Integrated Cultural Resources Management Plan (ICRMP)
Tacilitates installation compliance with cultural resource

management laws and policies by:

B |ntegrating cultural resources management into the existing
Tramework of Fort Belvoir's operations and mission in a
manner consistent with current Federal, DoD, and DA laws
and regulations

u Developing a resource program to enhance project

coordination, planning, and compliance activities

B Providing the basis for one or more Programmatic
Agreement(s) (PA) among the Department of the Army (Fort
Belvoin, the Virginia Department of Historic Resources
(VDHR), the Advisory Council on Historic Preservation
(ACHP), and other interested groups

u Providing installation-specific procedures and

recommendations for cultural resources management

Fort Belvoir's cultural resources include buildings, structures, and
identified and potential archeological sites that relate both to the
Post's pre-installation history and its development as a military
installation. Management responsibility for these resources is
currently assigned to the Cultural Resource Manager (CRM). The

cultural resources management program at Fort Belvoir:

u Identifies and evaluates cultural resources and maintains an
up-to-date inventory of historic properties

n Complies with NHPA, NEPA, all Federal laws, and Army
regulations related to managing cultural resources

B Ensures that current and planned installation programs,
plans, and projects (for example, master plans, environmental
impact analyses, real property and maintenance, facilities
construction site approvals, and other land use activities) are
integrated with cultural resources protection initiatives

u Preserves and protects cultural resources within Fort Belvoir's
mission

Fort Belvoir Real Property Master Plan Digest - December 2009

u Ensures that sound and cost-effective preservation techniques
are used to manage historic buildings, districts, sites, objects,
structures, and other cultural resources

u Ensures that appropriate consultation procedures are Tollowed
at the eariest planning stage of any undertaking that might
affect historic properties (During the consultation process, the
nature of the undertaking, the Area of Potential Effect (APE),
the historic properties within the APE, and the direct/indirect
effects of the undertaking on cultural resources are identified.)

To maintain and strengthen its program of Cultural Resource

Management, the ICRMP has the following general goals:

B Plan adequately for the identification and evaluation of
cultural resources, in compliance with Federal legislation and
Army regulations AR 200-4 and DA PAM 200-4.

B [Integrate the results of ICRMP (for example, goals, objectives,
priorities, and cultural resources data) into the Real Property
Master Plan (RPMP).

u Integrate the GIS archeological and historical database,
including the historic district and individual Mational Register
properties layers, with master planning maps; ensure that the
GIS program is available to all branch chiefs within DIS; and

review and update GIS database on a regular schedule.

u Integrate provisions for cultural resources in planning
documents undertaken or administered by other activities as

they are revised (for example, Housing and Engineering).

u Preserve and maintain historic buildings and structures in
accordance with the Secretary of the Interior's Standards
for the Treatment of Historic Properties and DA PAM 200-4.
Preservation and rehabhilitation are recommended as the most
appropriate treatment options for historic resources at Fort

Belvoir.

In addition, the ICRMP includes specific recommendations for the

following segments of the Plan:
B [nternal Administration
B Continued Identification and Evaluation of Historic Properties

B Training for Personnel Involved in Cultural Resources

Management

u Rehabilitation and Maintenance of Fort Belvoir's Historic

Properties
u Megotiation of a Programmatic Agreement (PA)

u Periodic Review of the ICRMP






Short Range Component

CHAPTER

The Short Range Component (SRC) defines real property projects addressing current needsthat must be coordinated with the BRAC
scheduled in the near future. These actions are pricritized by projects. The project list included in Table &-1 is current as of
Program Year, in accordance from the Real Property Planning Board May 2009, Individual projects are subject to frequent revisions
(RPPB) and the Garrison Commander. and changes in scope; therefore, this project lig should only be

considered for general planning guidance. To confirm a project

The mod notable recent mission impacting the ingallation is status for the most upto-date changes, contact the Facility
the 2005 Base Realignment and Closure (BRAC) Act. However, Planning Division, Directorate of Public Works. The maps following
Fort Belvar also has over 70 other future development projects the table include the projects broken out by vear,

Table 6.1 - Fort Belvair Project List (Shart and Laong Term)

PROJECT NAME PROJECTNUMBER  Tpimng T
! e | | I | I
DCNG Resources Training Center n'a DCNG 13,600 2007 X
NGA Adrrin £5416 BCA/jaint 1,442,219 2007-10 X
NGA, Increment 1 NGA 002 unknawn 2007 X
AMC Relocatables £6228 BCA - Essential 20,500 2007 X
Replace Piers 545 & 686 [0 OnA 834 2007 X
Mulligan Road (DAR Connector) MCA 31,000 2006-2009 X
Mulligan Road, Increment 1 62297 MCA a00 2006 X
Mulligan Road, Increment 2 o6062 MCA 13000 2007 X
FY 2008
Mulligan Road, Increment 3 BEeeT MCA 13000 2008 X
NGA, Increment 2 55416 428,900 2008 X
Hospital 54238 BCA 806,900 2008-2010 X
Hospital, Increment 1 BoEfS BCA 403,400 2008 X
USANCA Suppart Facility [0 BCA 5,200 2008 X
Missile Defense Agency Facility 67320 BCA 33094 2008 X
Little-L eague Ball Fields Replacernent [0 Funded by MDA 1.270 2008 X
Museurn Suppart Center 58097 MCA 24,380 2008 X
Infrastructure BCA 172,000 2008-2010 X
Infrastructurs, Increment 1 54097 BCA 20,000 2008 X
Marina Piers and Slips Replacermert 57846 NAF o581 2008 X
Child Developrnent Center (COC) 70067 NAF 4750 2008 X
Jaint-Use Intelligence Analysis Facility 5411561204 BRAC 51,000 2008 X
Fairfax County Parkvray n'a 2008-2010 X
FY 2009
NGA, Increment 3 £8472 545,000 2009 X
Hospital, Increrment 2 BoEf G BCA 262,750 2009 X
Infrastructure, Increment 2 57487 BCA 91,000 2009 X
OCAR nfa OCAR 81,000 2009
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Table 6.1 - Fort Belvoir Project List (Short and Long Term)

WHS Admin
Emergency Services Center
Child Development Center
Replace South Post Fire Station
Replace and Expand PX
Warrior in Transition (WT) Complex
DLA Receiving and Screening Facility
DLA Entrance Gate Security Enhancements
Company Operations Building
MWR Family Travel Camp
Repair/Relocate Building 5034
FY 2010

NGA, Increment 4

Hospital, Increment 3

Infrastructure, Increment 3
(including FBNA South Loop Road)

Dental Clinic (near Hospital)
NARMG HQ Building
Flight Control Tower
Modernize Building 211, 215, 219, 220
FBNA1-95 & Fairfax County Parkway Ramps
Access Control Point
Joint Personnel Recovery Agency (JPRA)
Shoppette with Gas, Burger King, Car Wash
Museum of the US Army
Infrastructure, Army Museum
Biometric Fusion Center (Clarksburg, VA)
FY 2011

NGA, Increment 5

SCIF, Information Dominance Genter

SCIF, Information Dominance Ctr, Increment 1

FY 2012

SCIF, Information Dominance Ctr, Increment 2

FY 2013

SCIF, Information Dominance Ctr, Increment 3

Army Lodging

Medical Guest House
Replace Commissary
Physical Fitness Center
FY 2014

Training Support Center
AAFES Car Wash

64234
64076
64148
61453
71074
65745
62134
DESI0854
72475
54898
71175

68474
65677

68038

64241/ 71251
65871
62779
65450

n/a
63571
56184
63035
60084
71149
69941

68475

57508

58849

62243

66805

64293

64327

64231

69249

BCA/Jaint
BCA
MCA
MGCA

AAFES
MGCA
RDT&E
RDT&E

NAF
OMA

BCA
BCA

BCA
BCA
MCA
BCA - Validated
MCA-DAR
MGCA
MCN
AAFES
Public/Private
MGCA

MCA
MGCA

MCA

MCA
NAF
NAF

DeCA
MGCA

RDT&E
AAFES

1,300,000
7,200
14,200
4,900
45,000
70,000
4,200
4,698
1,400
4,600
7,000

112,900
140,750

61,000

17,700
23,000

8,300
25,000

10,200

17,500

4,000

168,000

20,000

30,000

28,000

53,000

66,000

67,000

25,000
30,000

2009-11
2009
2009
2009

2009-2011
2009
2009
2009
2009
2009
2009

2010
2010

2010

2010
2010
2010
2010
2010
2010
2010
2010
2010
2010
2010

2011
2011-2013
2011

2012

2013
2013
2013
2013
2013

2014
2014

XXX X  X|X
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Table 6.1 - Fort Belvoir Project List (Short and Long Term)

MAIN POST FAMILY HOUSING PROJECTS:
Fairfax Village

Jadwin Village

Belvoir Village

Woodlawn Village Replacement

Dogue Creek Village

LONG RANGE PROJECTS:

Belvoir Credit Union

Religious Ed Center

Veterinary Treatment Facility

Barracks

Battalion HQ for 249th Battalion (PP}
Physical Fitness Center

TEMP, COF, Motor Pool, 911th Eng. Complex
Trainee Barracks

Soldier Support Center

Child Development Center (CDC)

AV MF, Aircraft Maintenance Hangar

AV MF, Aircraft Maintenance Hangar
Network Enterprise Complex

AV MF, Aircraft Maintenance Hangar
Emergency 911 Center

Dogue Creek Maintenance Dredging

Child Development Center

Admin Building, PEQ Soldier

Structured Parking Facility

AV MF, Aircraft Maintenance Hangar

Dining Facility

Replace 1400/1900 Warehouses

Revitalize Maintenance Facilities

Medical Guest House

Rapid Equipping Force Admin Facility
Addition to MP Station

Expand Main Post Library

Potomac Heritage National Scenic Trail, Phase 1
Potomac Heritage National Scenic Trail, Phase 2
PEO EIS Admin Facility

Secure Admin Facility for PEQ EIS

Replace Maintenance Hangar

Dfficers Club Upgrade

Expand Bowling Center

Golf Course Replacement

nfa
n/a
n/a
nfa

nfa

nfa
65746
62539
62892
59554
57837
70935
70936
57495
55661
57537
57532
62752
57533
61452
63300
55662
63815
54347
57534
61451
57498
61457
64293
62891
63206
65218
55523
52694
65592
67321
43554
65317
65141

nfa
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Clark-Pinnacle
Clark-Pinnacle
Clark-Pinnacle
Clark-Pinnacle

Clark-Pinnacle

Private
MCA - Validated
MCA
MCA - Validated
MCA
MCA
MCA
MCA
MCA - Validated
MCA
MCA
MCA
MCA
MCA
MCA - Validated
APF
MCA
MCA
MCA - Validated
MCA
MCA
MCA - Validated
MCA
NAF
MCA
MCA
MCA
Private
Private
BCA
BCA
MCA
NAF
NAF
NAF

5,500
2,400
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Hgure 6.1 - Projects for FY 2007
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Fgure 6.2 - Projects for FY 2008

Legend
[ instaiation Boundary
B Preserved Natural Areas [§
Non-BRAG Projects
BRAG Projects

0 800 1,600 3,200 o
— —
Fasat

Fort Belvoir Real Properly Master Plan Digest - December 2009 6-5



Fgure 6.3 - Projects for FY 2009
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Fgure 6.4 - Projects for FY 2010
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Hgure 6.5 - Projects for Fy 2011
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Fgure 6.6 - Projects for FY 2012
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Hgure 6.7 - Projects for FY 2013
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Fgure 6.8 - Projects for FY 2014
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Hgure 6.9 - Projects for FY 2007-2014
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