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Abstract 
 
The Department of the Army has submitted a proposal for the construction of a new Post 
Exchange shopping center located on the North Post of Fort Belvoir in Fairfax County, Virginia. 
The project will replace three existing retail buildings - including a 69,000 square-foot garden 
center, a 10,500 square-foot military clothing store, and a 142,000 square-foot Post Exchange 
building - with a single-story, 263,438 square-foot shopping center. The proposed development 
will contain an Army & Air Force Exchange Service shopping facility, a food court, military 
clothing store, and approximately 20 other concessionaire/service uses. Parking will be provided 
in two separate surface lots with a total of 958 spaces, one hundred and fifty (150) of these 
spaces will be dedicated to employee parking. 
 

Commission Action Requested by Applicant 
 
Approval of final site and building plans pursuant to 40 U.S.C. § 8722(b)(1). 
 

 

Executive Director’s Recommendation 
 
The Commission: 
 
Acknowledges receipt of the Army’s April 20, 2011 response to the Commission’s April 7, 2011 
preliminary action, as required by Section 5 of the National Capital Planning Act. 
 
Disapproves the final site and building plans for a new Post Exchange Shopping Center at Fort 
Belvoir, as shown on NCPC Map File No. 2204.10(38.00)43328, as the proposal is not fully 
responsive to the Commission’s concerns expressed at the preliminary review stage regarding the 
substantial tree loss resulting from the project and the overall site planning of the Post Exchange 
and North Post town center. 
 
Notes that the lack of approved master plans impairs the Commission’s ability to ensure the 
comprehensive planning and orderly development of the National Capital, and therefore requires 
the applicant to submit an updated master plan that includes a reforestation plan addressing 
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replacement of trees lost due to construction projects on the Post, noting that the Commission 
may find it difficult to approve any future proposals until such time as an updated master plan is 
submitted. 

*                    *                    * 

PROJECT DESCRIPTION 

Site 

Fort Belvoir is located 
approximately 12 miles 
south of Washington, DC, 
in southeastern Fairfax 
County, Virginia (Figure 1). 
The project site is located in 
the north-central section of 
a parcel of land bounded by 
John J Kingman Road on 
the north; Gunston Road on 
the west; Gorgas Road on 
the south; and Woodlawn 
Road (Route 618) on the 
east (Figure 2). 

Background 

The National Capital 
Planning Commission, at its 
meeting on April 7, 2011, 
voted to disapprove the 
preliminary site and 
building plans for the new 
Post Exchange Shopping 
Center1

                                                 
1 The Army originally submitted the project for preliminary and final approval of site and building plans. However, 
the Commission disagreed with staff’s recommendation for approval of the project and decided to issue only a 
preliminary report for disapproval of the project and, as required by the National Capital Planning Act, require the 
applicant to return for final review, after responding to the Commission’s preliminary report. 

. As part of that 
action, the Commission also required the Army to submit an updated master plan that includes a 
reforestation plan that addresses the replacement of trees lost due to construction projects at Fort 
Belvoir, noting that the Fort Belvoir Master Plan was last approved in 1993, and that the 
Commission may find it difficult to approve any future proposals until the submission of an 
updated master plan. 

 

 
Figure 1: Map of Fort Belvoir in relation to Washington, DC 
 



NCPC File No. 7096 
Page 3 

 
 

The Army has submitted the 
shopping center for final 
approval, along with its formal 
response to the Commission’s 
preliminary report, which is 
summarized in the analysis 
section of this report and 
included as Attachment A. 

Proposal 

The Department of the Army has 
submitted a proposal for the 
construction of a new Post 
Exchange shopping center 
located on the North Post of Fort 
Belvoir in Fairfax County, 
Virginia. The project will replace 
three existing retail buildings - 
including a 69,000 square-foot 

garden center, a 10,500 square-foot military clothing store, and a 142,000 square-foot Post 
Exchange building - with a single-story, 263,438 square-foot shopping center. The proposed 
development will contain an Army & Air Force Exchange Service shopping facility, a food 
court, military clothing store, and approximately 20 other concessionaire/service uses. As shown 
in the Figure 3, the AAFES 
store will occupy the majority 
of the shopping center’s 
interior space, comprising the 
entire eastern portion of the 
structure. The Exchange’s 
arcade section will be located 
in the western part of the 
building and contain the 
smaller concessionaire uses. 
Parking will be provided in 
two separate surface lots with a 
total of 958 spaces; One 
hundred and fifty (150) of 
these spaces will be dedicated 
to employee parking. The 
proposed design has not 
changed from that which was 
reviewed by the Commission 
at its April, 2011 meeting. 
  

 
Figure 2: Map showing project site and surrounding roadways 
 

 
Figure 3: Proposed new Post Exchange Shopping Center 
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PROJECT ANALYSIS 
 
As required by the National Capital Planning Act, a federal agency proposing a project in the 
environs must provide a written response to a preliminary Commission action with which it does 
not concur, prior to proceeding to take action on a proposed construction plan. In response to the 
Commission’s April 7, 2011 preliminary report on the project, and a subsequent request for 
additional information by staff, the Army submitted additional information on the substantial tree 
removal that would result from construction of the Post Exchange, and the overall site planning 
of the North Post Town Center (see Attachment A). In general, the Army’s response states that 
upon consideration of the Commission’s preliminary recommendation to redesign the proposed 
project, the Army still intends to proceed with the project as planned. With respect to the specific 
issues of tree removal and site planning of the town center, the Army has provided the following 
information: 
 

• The size of the proposed AFFES Post Exchange is based on the number of anticipated 
future customers, and the new store will be one of the largest exchanges in the United 
States. In response to NCPC and Fairfax County comments, the new store’s parking was 
reduced from 1,080 to 985 spaces (95 spaces less than authorized); the Belvoir PX will 
provide employee shower facilities (which are not required); the parking areas are 
designed with pervious pavement (no other PXs have this); and the pervious pavement 
will be concrete (versus asphalt), which will significantly reduce the heat island affect of 
parking areas.  

 
• Easy driving access to the shopping center site will be provided for the large off-post 

population that is served by the current PX shopping center (96% customers come from 
off-post, 4% customers come from on-post). A parking reduction for the shopping 
complex would adversely impact the ability for patrons to find parking at the new 
shopping complex and result in loss revenue to the Army, the AAFES (PX), the Defense 
Commissary Agency (DeCA), and the installation support services.  
 

• There is little opportunity to reshape the Post Exchange (PX) shopping center and 
Commissary portions of the North Post Town Center Design however, the remainder of 
the Town Center's design is a part of the Installation's future development master plan 
and could be re-shaped/revised. The future Post Exchange shopping center and 
Commissary are key elements of the future North Post town center, and have been 
located immediately adjacent to one another to provide one-stop shopping for the large 
off-post population served. The existing South Post town center and future planned North 
Post Town Center is similar in area, and they both have/will have multiple uses. 

 
• Structured parking was considered in the initial planning for the shopping center 

however, structured parking was deemed too costly to meet the project’s ROI 
requirements. Two-thirds of the net earnings from the AAFES business is returned to the 
local installation's Morale, Welfare and Recreation (MWR) fund, which supports these 
types of programs. 
 

• The project’s tree loss mitigation was developed based on the Memorandum of 
Agreement between the Installation and AAFES, which is a function of cost, Return on 
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Investment (ROI), and the project’s return to the MWR fund. The installation's selection 
of 2.5" trees is based on past experience with this sized tree, which affords the best 
combination of instant positive landscape impact and survival rate, given the proper care. 

 
• Section 1510.72

 

 of the referenced D.C. standard requires one canopy tree for every five 
parking spaces, which would require 197 trees for the 985 parking spaces in the current 
shopping center design. The Installation Design Guidelines (IDG) requires trees for every 
10 parking spaces. There are currently 191 canopy and evergreen trees scheduled located 
within and around the two parking lots in the proposal. Though the current site design 
will utilize a combination of canopy and evergreen trees, compared to the District’s 
requirements which mandate the use of canopy trees, the landscape plan is considered to 
be consistent with the IDG and with the D.C. requirement for proper screening of large 
parking areas.  

• A tree reforestation plan will be addressed in the Real Property Master Plan update as 
requested. Tree replacement is also a part of the Installation's Natural Resource 
Management Plan.  

 
Staff has reviewed the applicant’s response to the Commission’s preliminary report and finds 
that the additional information provided, specifically regarding the removal of trees and overall 
site planning of the North Post Town Center, does not adequately respond to the Commission’s 
concerns expressed in its prior action of April 7, 2011. Therefore, staff recommends that the 
Commission disapprove the final site and building plans for the new Post Exchange Shopping 
Center at Fort Belvoir. Staff acknowledges that the Army has made improvements to the 
project’s design, in large part, in response to the Commission’s July 2010 comments on the 
concept submission. However, the overall site planning of the North Post Town Center as a 
single-level, car-oriented district that does not maximize its use of already disturbed land, but 
rather requires the removal of almost 5,000 trees, continues to be at odds with the Commission’s 
preliminary action on the project. Although, the project will be located near other commercial 
and residential uses, the overall planning and design of the North Post Town Center fails to 
establish a holistic, pedestrian-friendly environment, similar to the successful Fort Belvoir South 
Post Town Center. In addition, other town centers located throughout the region such as National 
Harbor (National Harbor, MD), Reston Town Center (Reston, VA), and Washingtonian Center 
(Gaithersburg, MD), demonstrate that these types of developments can be successful in the 
absence of transit, and be designed in a manner that utilizes structured parking and 
accommodates typical “big-box” type retailers in multi-story buildings. 
 
Furthermore, staff continues to have difficulty in fully analyzing construction plans for proposed 
developments and projects due to the lack of an up-to-date Commission accepted master plan 
and transportation management plan (TMP) for Fort Belvoir. In the absence of an updated master 
plan and TMP, staff is unable to review individual projects within the larger context of future 
anticipated growth at Fort Belvoir. Without an updated TMP that covers the entire installation, 
staff is unable to assess how the transportation impacts caused by future growth at Fort Belvoir 
can be effectively managed. This ultimately weakens staff’s ability to make fully informed 

                                                 
2 The District’s General Parking Regulations (B-16), Section 1510 – Landscaping, Screening, and Lighting 
Requirements for Parking: The parking area shall be provided with the equivalent of one (1) canopy tree per five (5) 
parking spaces… 
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recommendations to the Commission, which therefore impairs the Commission’s ability to 
ensure the comprehensive planning and orderly development of federal activities in the National 
Capital region. 
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ATTACHMENT A 
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